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Housing  Innovations,  Inc. 


One  Court  Street 
Boston,  MA  02108 
Telephone  (617)  720-1716 


Mr.  Robert  J.  Ryan,  Director 
Boston  Redevelopment  Authority 
One  City  Hall  Square 
Boston,  MA  02201 

Mr.  Lewis  H.  Spence,  Receiver /Administrator 
Boston  Housing  Authority 
52  Chauncy  Street 
Boston,  MA  02111 

Mr.  Roger  Taylor,  President 

Columbia  Point  Community  Task  Force,  Inc. 

320  Mt.  Vernon  Street 

Dorchester,  MA  02125 

Gentlemen: 

This  second  stage  proposal  for  the  redevelopment  of  Columbia 
Point  is  submitted  in  response  to  a  request  of  the  Boston 
Housing  Authority,  the  Boston  Redevelopment  Authority  and  the 
Columbia  Point  Community  Task  Force,  Inc.   This  submission, 
while  responsive  to  the  selection  criteria,  portrays  a 
development  strategy  that  goes  beyond  the  established  thresh- 
olds  for  creating  a  well  defined  and  well  operated  community 
for  the  present  residents  of  Columbia  Point  and  for  future 
residents.   We  believe  that  our  submission  distinguishes 
itself  by  providing  a  financial  strategy  which  clearly  supports 
the  construction  and  operation  of  the  entire  development  with- 
out recourse  to  federal  or  state  housing  assistance  programs. 
Through  a  unique  combination  of  tax  exempt  financing,  utiliza- 
tion of  the  anticipated  federal  funds  described  in  the  Request 
for  Development  Proposals  and  the  sale  of  moderate  income 
condominium  housing,  HII  Corporation  can  assure  that  Columbia 
Point  will  generate  its  own  housing  assistance  subsidy  funds  to 
meet  the  continuing  shelter  needs  of  the  present  low  income 
tenants.   Complete  details  of  this  strategy  for  self-subsi- 
dizing Columbia  Point  are,  of  course,  contained  in  this 
submission.   This  aspect  of  our  plan  provides  substantial 
benefits  given  the  reality  of  diminishing  federal  resources . 
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The  Development  Proposal 

Columbia  Point  presents  extraordinary  promise.   Its  physical 
environment  is  striking.   Its  topography  and  dimensions  are  not 
overly  problematic.   For  the  first  time  since  its  inception 
as  a  residential  community,  its  neighborhood  shows  strong  signs 
of  economic  vitality.   Its  current  residential  population  acts 
as  a  strong  catalyst  for  change,  and  is  an  important  resource. 
For  all  of  these  reasons ,  the  time  has  come  for  the  development 
of  a  mixed  income  community  which  provides  decent  and  affordable 
shelter  and  neighborhood  amenities  which  will  both  honor  long- 
standing commitments  to  the  present  residents  of  Columbia  Point 
and  attract  a  new  population  of  moderate  and  upper  income 
residents.   Contained  in  this  submission  is  a  development  program 
premised  on  the  following: 

•  The  community  will  consist  of  1,600  residential  units. 

•  The  mass  of  the  existing  Columbia  Point  development 
will  be  significantly  reduced  through  complete  or 
partial  demolition  of  certain  buildings. 

•  As  appropriate  to  sound  land  use  planning,  the 
remaining  buildings  will  be  rehabilitated.   Renova- 
tion will  be  designed  to  totally  integrate  the 
remaining  structures  with  the  proposed  construction. 

•  Extensive  consideration  of  environmental  orientation, 
site  circulation  and  security,  recreational  and 
commercial  amenities  has  been  incorporated. 

As  designated  developer,  we  would  look  forward  to  comprehensive 
negotiations  with  all  involved  parties.   In  this  submission,  we 
have  tried  to  do  no  more  than  demonstrate  that  we  possess  the 
vision,  flexibility  and  technical  capacity  to  achieve  a  respon- 
sive and  responsible  project  design. 

The  Applicant  and  Development  Team 

HII  Corporation  has  developed,  owned  and  managed  real  estate 
nationwide  since  1968.   It  is  an  active  minority -owned  partici- 
pant in  public  sector  programs ,  especially  in  the  field  of 
rehabilitated  assisted  housing.   HII  has  developed  and  manages 
approximately  2200  units  of  Section  8  and  Section  236  new  and 
rehabilitated  housing  in  Massachusetts,  California  and  Maryland. 


ran 
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It  is  also  active  in  two  major  economic  development  projects 
in  New  York  City.   It  has  been  designated  by  the  Battery  Park 
City  Authority  as  a  developer  for  138  units  in  Battery  Park 
City,  a  major  commercial  and  residential  development  on  land- 
fill adjacent  to  the  World  Trade  Center  in  Manhattan.   It  has 
also  been  designated  by  the  City  of  New  York  Public  Develop- 
ment Corporation  and  the  New  York  State  Urban  Development 
Corporation  as  a  co-developer  for  portions  of  the  redevelopment 
of  the  42nd  Street  corridor.   Our  development  portfolio  to  date 
exceeds  $92  million. 

For  this  proposal,  HII  brought  together  a  development  team 
which  originally  included: 


•  Stull  Associates 

•  Moriece  and  Gary,  Inc. 

•  Sippican  Consultants  International 

•  Barkan  Construction  Company 

•  TSI  Management  Services,  Inc.  and 

Niles  Company,  Inc. 

•  Peabody  and  Brown 


Planners  &  Architects 
Landscape  Architect 
Engineer 
Contractor 

Management  Agent 

Legal  Counsel 


Since  the  submission  of  our  first  response  to  the  RFP,  the 
question  of  the  financial  capacity  of  HII  to  undertake  a 
project  the  size  of  Columbia  Point  in  both  an  absolute  sense 
and  in  terms  of  the  "relative  capacity  to  the  other  two 
development  teams"  has  arisen.   To  alleviate  this  concern, 
HII  will  joint  venture  this  development  with  Milstein  Properties 
of  New  York.   This  entity,  a  real  estate  development  company, 
wholly-owned  and  operated  by  the  Paul  and  Seymour  Milstein 
families,  has  been  active  in  the  development,  construction  and 
management  of  conventional  multifamily  residential  housing  in 
the  City  of  New  York  for  many  years.   It  has  participated  in 
federal  programs.   It  has  experience  in  several  projects 
involving  residential  development  in  excess  of  the  scale  of  this 
project.   It  is  also  active  in  commercial  and  hotel  operations. 
It  owns  the  Roosevelt  Hotel  and  the  Milford  Plaza  Hotel.   It 
also  owns  the  building  previously  known  as  the  Hotel  Biltmore, 
which  Milstein  Properties  is  presently  converting  for  use  by  the 
Bank  of  America  as  its  Eastern  Seaboard  Headquarters .   Its 
capacity  to  undertake  a  joint  venture  for  the  redevelopment  of 
Columbia  Point  is  unquestionable.    Through  its  construction 
company,  Timko  Contracting  Corp. ,  a  joint  venture  with  Barkan 
Construction  Company,  will  be  established  which  will  guarantee 
that  assurance  of  completion  bonds  for  this  project  will  be  obtain- 
able.  Milstein  Properties  is  represented  by  Shelly  S.  Friedman 
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and  Andrew  Berkman  of  the  law  firm  of  Tufo  &  Zuccotti  in  New 
York.   Financial  disclosure  information  commensurate  with  that 
requested  for  the  first  round  proposals  is  submitted  under 
separate  cover.   We  believe  that  with  the  addition  of  the 
financial  resources  and  experience  of  this  organization, 

the  absolute  capacity  to  undertake  this  proposal  is  unques- 
tionable. 

In  addition  to  Milstein  Properties,  Bear  Stearns  and  Company 
and  the  Shawmut  Corporation  have  been  selected  to  act  as 
managing  underwriters  for  the  anticipated  tax  exempt  debt 
financing.   The  experience  of  these  companies  is  included  in 
Section  VIII  of  this  proposal. 

Conclusion 

We  are  confident  that  the  enclosed  material  provides  a  creative, 
comprehensive  and  exciting  alternative  for  the  rededication  of 
Columbia  Point.   It  also  plainly  demonstrates  to  the  two  agencies, 
the  Task  Force  and  HUD  that  future  requests  for  subsidy  "bailouts" 
will  not  be  in  the  offing.   We  are  equally  confident  that  you  will 
find  that  our  ability  to  deliver  on  our  intentions  is  assured 
because  of  the  substantial  financial  strength  of  the  development 
team,  the  proven  track  records  of  the  principals  and' the  overall 
feasibility  of  the  proposal  being  offered. 

I  would  be  pleased  to  provide  you  with  any  supplemental  information 
you  may  request. 

Sincerely, 

HII  CORPORATION 


Denis  A.  Blackett 
President 

Enclosures 
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DEVELOPMENT  PROGRAM 
INTRODUCTION 


Currently,  the  Columbia  Point  Project  is  a  mass  of  poorly 
planned  buildings  which,  given  their  density  and  orientation, 
cannot  provide  a  decent  living  environment.   The  task  of 
this  development  program  is  to  create  a  new  vital  community 
which  takes  advantage  of  the  resources  of  the  site  as  well 
as  the  surrounding  community  while  respecting  the  economic 
constraints  of  such  an  undertaking.   In  order  for  this  mixed 
income  community  to  be  a  success,  the  development  must 
provide  well-planned,  well- constructed,  secure  housing, 
as  well  as  the  services  and  the  amenities  that  are  necessary 
to  attract  new  low,  moderate  and  upper  income  residents  to 
this  revitalized  community. 

To  this  end,  this  proposal  has  been  designed  to  be: 

Responsive  to  the  needs  and  objectives  of  the  current 
residents  of  Columbia  Point. 

Responsive  to  the  objectives  of  the  Boston  Redevelopment 
Authority,  the  Boston  Housing  Authority,  the  City  of 
Boston  and  the  Department  of  Housing  and  Urban  Development. 

Complementary  to  the  neighboring  uses  which  include  the 
Kennedy  Library,  the  University  of  Massachusetts,  the 
State  Archives  Building,  the  Bayside  Exposition  Center 
and  the  local  grade  schools. 

The  development  which  will  evolve  from  this  program  will  provide 
a  healthy  environment  for  the  existing  and  new  residents  as  well 
as  one  which  will  become  an  integral  part  of,  and  will  complement 
the  life  of,  the  Columbia  Point  Peninsula  and  the  surrounding 
Boston  community.   The  success  of  this  program  will  be  dependent 
on  the  efforts  of  HII  and  its  development  team  as  well  as  the 
cooperation,  efforts  and  resources  of  the  Task  Force,  the  Boston 
Redevelopment  Authority,  the  City  of  Boston  Housing  Authority, 
HUD  and  other  government  agencies.   The  general  plan,  which  is 
detailed  in  other  sections  of  this  proposal,  is  summarized  in 
this  section. 


HOUSING 


The  plan  envisions  1600  "residential"  units  to  be  built  in 
new  and  existing  three  and  four  story  low-rise  structures, 
new  and  existing  seven  story  mid-rise  structures  and  four 
new  thirty  story  high-rise  towers.   Each  of  the  building 
types  will  service  a  different  segment  of  the  residential 
market. 


Low-rise 

The  layouts  and  the  image  of  the  seven  existing  three  story 
low-rise  structures  will  be  transformed  to  function  and 
appear  as  townhouse  units.   The  twelve  new  three  and  four 
story  structures  (including  the  units  being  provided  along 
the  parking  garages  of  tower  buildings  "C"  and  "D")  will 
be  developed  as  a  mix  of  townhouses  and  stacked  duplexes. 
These  buildings  will  be  aggregated  in  sub-neighborhoods  by 
their  locations  and  their  circulation  patterns  and  the  units 
will  each  have  individual  entries  to  the  street  and  parking 
will  relate  directly  to  the  entries.   The  units  in  these 
buildings  will  be  rental  and  will  be  primarily  for  large 
families.   These  units  will  offer: 

19  two-bedroom  units  (967  square  feet) 

115  three-bedroom  units  (990  to  1200  square  feet) 

65  four-bedroom  units  (1290  to  1620  square  feet) 

25  five-bedroom  units  (1450  square  feet) 

7  six-bedroom  units  (2195  square  feet) 

Of  these  230  units,  it  is  anticipated  that  186  will  be  allocated 
to  low  income  families  and  the  balance  of  44  units  will  be 
available  at  market  rents. 

Mid-rise 

Of  the  eight  mid-rise  buildings,  six  are  existing  buildings. 
The  mid-rise  structures  fall  into  three  categories.   First, 
two  of  the  structures  (buildings  "7"  and  "10")  will  be  linked 
together  and  converted  into  70  units  of  elderly  housing  of 
which  66  will  be  650-square-foot  one-bedroom  units  and  4  will 
be  900- square- foot  two-bedroom  units.   This  building  is  located 
near  the  "town  center"  where  a  variety  of  services  will  be 
available  for  the  elderly.   Of  these  units,  40  will  be  for 
lower  income  elderly  and  the  balance  of  30  units  will  be  leased 
at  market  rents. 


Second,  four  of  the  buildings  ("12" ,  "17",  "E" ,  "F")  have  two- 
or  three-bedroom  family  townhouse  units  with  direct  entries  at 
ground  level  and  one-  and  two-bedroom  flats  or  duplex  units  at 
the  upper  floors.   Each  of  these  mid-rise  buildings  has  been 
paired  with  one  of  the  towers  and  the  circulation,  parking  and 
security  systems  for  the  upper  level  units  have  been  linked 
with  the  systems  of  their  high-rise  partner.   The  two-  and 
three-bedroom  units  at  the  upper  stories  of  these  buildings  will 
focus  on  the  market  for  singles,  couples  and  individuals  who  are 
doubling-up  to  save  on  housing  costs.   The  unit  mix  is: 

119  two-bedroom  units  (850  to  1280  square  feet) 

6  three-bedroom  units  (1158  to  1300  square  feet) 

32  townhouse  family  units  at  ground  level  (1080  to  1550 
square  feet) 

These  buildings  will  provide  a  total  of  157  units  of  which  36 
will  be  for  lower  income  households  and  the  balance  of  121  will 
be  for  market  rate  housing. 

Finally,  the  two  remaining  mid-rise  buildings  ("5"  and  "27") 
will  be  located  in  "family"  neighborhoods  and  will  focus  on 
the  rental  market  for  couples  with  and  without  children.   The 
three-bedroom  units  will  be  located  at  ground  level  with  direct 
entry  to  the  outside.   The  unit  mix  in  these  buildings  is: 

9  one-bedroom  units  (800  square  feet) 

59  two-bedroom  units  (1100  to  1280  square  feet) 

19  three-bedroom  units  (1300  to  1550  square  feet) 

Of  these  87  units,  it  is  anticipated  that  20  will  be  for  lower 
income  families  and  67  for  families  paying  market  rents.   It 
is  further  anticipated  that  this  housing  will  attract  young 
professional  couples,  individuals  who  are  doubling-up  to 
save  on  the  cost  of  housing,  and  couples  whose  children 
have  left  home. 


High-rise 

Each  of  the  four  high-rise  towers  will  accommodate  104  one- 
bedroom  units  of  640  to  690  square  feet  and  160  two-bedroom 
units  of  900  square  feet.   These  buildings,  which  will  be 
constructed  on  top  of  parking  garages  will  focus  on  the  market 
for  singles,  couples  and  individuals  who  are  doubling-up. 


These  buildings  will  have  an  entry  which  will  have  a  concierge 
on  duty  24  hours  per  day.   It  is  anticipated  that  three  of  the 
buildings  will  be  rental  and  the  remaining  building  will  provide 
condominiums  for  moderate  and  lower  income  families.   In  the 
rental  buildings,  711  units  will  be  for  market  rate  households 
and  81  units  will  be  for  lower  income  households. 

In  what  is  now  conceived  to  be  the  condominium  building,  37  of 
the  units  would  be  available  for  lower  income  families  and  227 
for  the  moderate  income. 


NON-HOUSING  COMPONENTS 


Because  Columbia  Point  is  a  peninsula  and  because  its  neighbors 
are  primarily  institutions,  it  is  important  to  create  a  total 
living  environment  which  includes  the  necessary  services  and 
amenities  necessary  to  attract  residents  to  this  community. 
These  components  include: 

Commercial 

At  the  "town  center"  which  is  a  focal  point  of  the  development, 
the  first  two  floors  of  the  seven- story  mid-rise  building  will 
include  a  small  market,  a  dry  cleaners,  a  beauty  salon,  a  drug 
store  and  the  rental  office.   These  two  levels  will  be  a  half- 
level  below  and  a  half- level  above  ground  and  will  be  handicapped 
accessible  by  ramps  and/or  by  elevator.   The  area  devoted  to  this 
use  will  be  approximately  8,400  square  feet. 

Social  Services  and  Management  Services 

The  upper  stories  of  the  mid-rise  building  containing  the  retail 
uses  will  house  the  management  offices  as  well  as  most  of  the 
social  service  offices,  including  the  Columbia  Point  Health  Center, 
Project  Care  and  Concern,  the  University  of  Massachusetts  Field 
Office,  the  Department  of  Social  Services  Area  Office,  the  Neigh- 
borhood Service  Center,  and  space  for  private  medical  offices. 

Day  Care  Center 

The  existing  boiler  building  will  be  retained  and  will,  in  part, 
be  used  for  a  day  care  center.   This  service,  which  is  important 
to  the.  current  residents  of  this  community,  will  also  be  an  attrac- 
tion to  new  working  parents  of  this  community.   Therefore,  it  is 
anticipated  that  the  Patricia  M.  Hassett  Day  Care  Center,  which 
currently  accommodates  68  children,  will  be  expanded  in  its  new 
facility  to  accommodate  approximately  twice  that  number. 

Youth  Center 

A  monitored  gathering  place  for  youth  activities  will  also  be  pro- 
vided at  the  restored  boiler  building.   This  area  will  focus  on 
"quiet"  activities  such  as  studying,  reading,  listening  to  music, 
watching  television,  special  showings  of  movies,  dances  and  meetings 
of  clubs.   No  athletic  facilities  will  be  provided  as  part  of  the 
youth  center. 


Recreation  Facilities 

Throughout  the  site  there  will  be  outdoor  recreation  opportunities 
which,  in  many  cases,  will  relate  to  specific  sub-neighborhoods. 
This  will  include  pools,  tot  lots,  tennis  courts,  and  paths  for 
walking,  jogging/bicycling  and  cross-country  skiing.   Indoor  re- 
creation will  include  raquetball  and/or  squash  courts  and  a  health 
facility  including  a  weight  room  and  Jacuzzi  in  each  of  the  high- 
rise  buildings,  as  well  as  an  unprogrammed  space  in  many  of  the 
buildings. 

Restaurant  and  Marina 

At  the  northeastern  corner  of  the  site,  it  is  anticipated  that  a 
marina  and  a  restaurant  will  be  developed.   Both  of  these  uses 
will  service  the  needs  of  the  new  residential  community,  those  who 
work  or  attend  school  at  or  are  visitors  to  the  institutions  loca- 
ted on  the  Columbia  Point  Peninsula,  as  well  as  the  residents  of 
the  Boston  Community  and  its  suburbs.   Development  of  the  residen- 
tial portion  of  this  proposal  will  move  forward  independently  from 
the  development  of  the  restaurant  and/or  the  marina  as  access  to 
these  uses  will  be  from  a  roadway  which  is  not  tied  into  the  road 
network  or  the  residential  portion  of  the  development.   Although 
there  is  a  need  for  boat  moorings  or  slips,  the  ultimate  development 
of  the  marina  will  depend  on  the  participation  of  the  Army  Corps  of 
Engineers  for  dredging  channels  and  providing  a  breakwater  --  an 
effort  which  is  already  under  investigation.   The  restaurant  can  be 
developed  independently  of  the  marina  and  will  be  built  upon  the 
identification  of  an  operator.   The  type  of  restaurant  should  be 
attractive  to  the  residential  community,  the  institutions  on  the 
Peninsula  and  visitors  to  the  Peninsula  and,  hence,  should  be  moder- 
ately priced  and  have  a  relaxed  atmosphere ,  enhancing  its  rela- 
tionship to  the  water. 

Social  Programs 

The  Management  Agent  will  be  responsible  for  developing  social  pro- 
grams and  services  which  respond  to  the  needs  and  desires  of  all 
elements  of  the  community.   These  services  might  include  a  meals 
program  for  the  elderly,  a  telephone  answering  service  for  the  high- 
rise  buildings,  housekeeping  service,  grocery  delivery  service, 
operating  the  shuttle  bus,  organizing  special  trips,  developing 
special  activities  focusing  on  the  pool  areas  and  marina,  and 
so  forth.   The  purpose  of  these  programs  will  be  to  create  a 
cohesive  and  exciting  community  so  that  the  residents  can  take 
maximum  advantage  of  the  resources  offered  by  the  development 
as  well  as  by  its  neighbors  on  the  Peninsula  and  in  the  broader 
Boston  community. 


USE  OF  EXISTING  BUILDINGS 


If  nothing  else,  Columbia  Point  in  its  present  condition  stands 
as  the  largest  underutilized  housing  resource  in  the  Metropolitan 
area.   It  need  not  remain  so.   The  existing  buildings  are  solidly 
built  and  can  be  reused  to  offer  affordable  buildings  with  costs 
significantly  lower  than  those  associated  with  new  construction. 
Cost  containment  can  also  be  realized  through  reuse  of  some  of  the 
buildings'  foundations  for  substantially  new  buildings.   Due  to  its 
sub-soil  conditions  caused  by  the  quality  of  the  land  fill  (the  old 
Boston  Dump) ,   new  foundations  will  require  either  friction  piles 
or  point  piles.   On  the  other  hand,  Columbia  Point  in  its  current 
configuration,  requires  significant  alterations  to  achieve  a  density 
and  access  to  air  and  light  which  is  consistent  with  the  concept  of 
a  liveable  community.   As  a  result,  the  development  team  has  care- 
fully reviewed  the  existing  structures  and  weighed  the  comparable 
costs  of  keeping  existing  buildings  versus  building  new  structures. 
Needless  to  say,  the  objective  has  been  to  retain  as  many  buildings 
as  possible  within  a  framework  which  will  be  functional  and  attrac- 
tive to  both  the  existing  residents  and  to  the  individuals  and  fam- 
ilies who  will  move  to  the  development. 

Our  conclusion,  as  shown  in  the  architectural  plans,  calls  for  the 
retention  of  13  buildings.   Moreover,  the  buildings  which  will  be 
retained  will  be  altered  significantly  to  achieve  a  change  in  their 
image.   For  instance,  the  low-rise  buildings  will  take  on  a  look  of 
townhouses,  and  in  each  of  the  low-rise  and  mid-rise  buildings, 
certain  portions  of  the  buildings  have  been  removed.   This  effort 
is  necessary  to  make  the  buildings  function  more  efficiently  and  to 
alter  their  public  housing  image. 


SECURITY 


Because  of  its  image  and  the  realities  of  the  marketplace, 
security  is  a  key  component  to  the  success  of  this  development. 
In  order  to  achieve  this  objective: 

There  will  be  one  primary  street  entrance  through  which 
all  visitors  must  pass  and  which  may  also  be  used  by 
residents.   This  entry  will  be  manned  by  a  guard  24  hours 
a  day.   To  gain  entry,  visitors  must  be  announced  to  the 
household  being  visited  and  approved  for  entry  by  that 
household. 

Two  additional  gate-controlled  entrance/exit  points  will 
be  available  to  residents  only. 

There  will  be  a  separation  between  the  site  and  Mt .  Vernon 
Street  created  by  the  combination  of  a  low  stone  wall,  a 
wrought  iron  fence  and  planting.   This  separation,  while 
creating  a  sense  of  security,  will  also  allow  for  a  view 
of  the  site  and  the  water  from  Mt .  Vernon  Street.   Buffers 
will  also  be  created  along  the  other  boundaries  of  the  site 
through  landscaping  and  fencing. 

--   Pedestrian  access  will  be  available  through  the  primary  entry 
controlled  by  a  guard  or  directly  to  the  towers  located  at 
Mt.  Vernon  Street.   These  towers  and  the  two  other  towers 
will  be  controlled  by  a  concierge  who  will  be  on  duty  24  hours 
each  day. 

--   There  will  also  be  a  program  of  security  patrols  and  the  pre- 
sence of  uniformed  management  staff  on  the  site  will  also 
contribute  to  the  security  of  the  development. 


TRANSPORTATION  SYSTEMS 


Within  the  site,  a  transportation  system  has  been  designed 
which  reinforces  the  neighborhood  centers  and  the  pedestrian 
walkways.   Parking  for  the  towers  and  their  related  mid-rise 
buildings  has  been  accomplished  in  structures  at  the  base  of 
the  towers.   The  other  buildings  have  ground- level  outside 
parking  which  relates  directly  to  their  entries. 

The  transportation  system  will  not  only  focus  on  private 
automobiles  but  on  the  public  transportation  systems  as  well. 
To  this  end,  a  shuttle  bus  system  will  operate  regularly 
between  the  site  and  the  University  of  Massachusetts/J . F. 
Kennedy  "T"  stop.   In  addition,  during  peak  rush  hour  periods, 
the  shuttle  will  run  from  the  site  directly  to  downtown.   In 
order  to  maximize  the  transportation  options  for  everyone 
on  the  Columbia  Point  Peninsula,  it  is  our  hope  that  this 
proposed  shuttle  bus  system  and  the  system  currently  offered 
by  the  University  of  Massachusetts  can  be  integrated  to 
provide  economic  and  convenient  access  to  the  public 
transportation  systems,  marina,  restaurant,  institutions 
and  residential  development. 

In  addition,  in  conjunction  with  the  marina,  a  shuttle  boat 
service  will  be  offered  from  the  site  to  downtown  Boston. 
This  service  will  not  only  be  available  to  residents  of  Columbia 
Point,  but  also  to  the  users  of  the  institutions  located  on 
the  Peninsula  and  easy  access  will  be  provided  through  a 
linkage  with  the  shuttle  bus  system. 


RELATIONSHIP  BETWEEN  COLUMBIA  POINT  COMMUNITY  TASK  FORCE,  INC, 

AND 
HII  CORPORATION 


HII  Corporation  and  the  other  members  of  its  development  team 
look  forward  to  working  with  the  Columbia  Point  Community  Task 
Force,  Inc.  for  the  conversion  of  the  Columbia  Point  project 
into  a  new  and  revitalized  mixed  income  community.   Even  though 
the  overall  objective  of  successfully  creating  this  new  com- 
munity is  shared  by  each  of  the  parties,  it  is  our  belief 
that  the  relationship  between  the  Task  Force  and  HII  must  be 
evidenced  by  a  formal  agreement  so  that  the  Task  Force  can 
be  assured  that  those  matters  of  concern  to  it  will  be  resolved 
in  accordance  with  its  prior  understandings.   The  general 
parameters  of  this  agreement  should  include  the  following: 

Development 

During  the  development  and  construction  periods,  HII 
and  the  other  team  members  will  meet  with  the  Task 
Force  on  at  least  a  bi-weekly  basis  (or  more  frequently 
as  the  parties  may  agree) .   The  purpose  of  these  meetings 
will  be  to  not  only  update  the  Task  Force  but,  more 
importantly,  to  receive  input  with  respect  to  its 
concerns.   These  issues  will  include  the  review  of 
site  plans,  unit  designs  (including  amenities),  the 
design  and  location  of  activity  centers  for  the 
development,  relocation,  project  staging,  affirmative 
action,  and  the  progress  of  construction  among  the 
many,  many  other  issues  which  will  arise  during  the 
development  and  construction  process.   This  relation- 
ship will  be  open  and,  as  a  result,  the  Task  Force 
will  be  invited  to  those  project-related  meetings  in 
which  it  has  expressed  an  interest. 

Management  and  Marketing 

The  management  and  marketing  of  the  property  will  be  the 
primary  responsibility  of  the  Joint  Venture  between 
TSI  Management  Services,  Inc.  and  the  Niles  Company. 
The  Management  Agent  will  be  responsible  for  operating 
the  existing  buildings  prior  to  rehabilitation,  relo- 
cating the  current  residents  in  buildings  as  they 
are  completed  and  managing  and  marketing  the  completed 
properties.   To  this  end,  the  Management  Agent  has  pre- 
pared a  Management  Plan,  a  marketing  plan  and  a  Reloca- 
tion Plan  which  are  included  in  Section  VI.   The  Manage- 
ment Agent  and  HII  will  review  with  the  Task  Force  each 
procedure  and/or  agreement  relevant  to  the  management 
of  the  development  --  including  such  items  as  the 
Management  Agreement  and  leases.   Changes  will  be  made  to 
those  documents ,  agreements  and  procedures  as  the  parties 
mutually  agree. 


Affirmative  Action  Objectives 

As  part  of  Section  VII,  an  Affirmative  Action  Program 
has  been  proposed  with  respect  to  the  occupancy  of 
the  buildings  as  well  as  the  training  and  employment 
of  the  low  income  residents.   With  respect  to  the 
employment  programs  and  the  Affirmative  Action  Occu- 
pancy Program,  HII  Corporation  will  review  these  plans 
with  representatives  of  the  Task  Force  and  will  revise 
these  plans  in  accordance  with  mutually-agreed-upon 
changes . 

The  proposed  relationship  between  the  Task  Force  and  HII  will 
provide  the  Task  Force  with  a  vehicle  which  will  assure  that: 

Existing  residents  will  ultimately  benefit  from  quality 
housing,  amenities  and  services  consistent  with  the 
overall  development  program. 

There  will  be  a  structure  for  resolving  problems  that 
arise  during  the  development  and  construction  process 
and  for  focusing  on  new  issues. 

To  the  extent  that  the  Task  Force  and  HII  cannot  resolve  an 
issue,  then  the  issue  will- be  referred  to  the  Boston  Redevelop- 
ment Authority  and  the  Boston  Housing  Authority  for  final 
determination. 

Moreover,  in  order  for  the  Task  Force  to  successfully  represent 
its  interests,  HII  Corporation  will  provide  it  with  the  necessary 
funds  enabling  it  to: 

Employ  a  staff  person  to  coordinate  the  efforts  of 
the  Task  Force. 

Retain  legal  counsel  to  represent  it  in  the  review 
and  negotiation  of  agreements  which  relate  to  issues 
between  the  Task  Force  and  HII  Corporation. 

Retain  an  architect  to  review  the  design  concept  of 
the  development  program. 

As  part  of  the  Agreement,  a  budget  will  be  established  for 
these  and  other  items  to  which  the  parties  mutually  agree. 


AFFIRMATIVE  ACTION  OBJECTIVES 


Specific  Affirmative  Action  Programs  are  included  in  Section 
VII  and  in  the  Marketing  Plan  in  Section  VI  of  this  proposal. 
In  general,  however,  HII  Corporation  will  attempt  to  attain 
the  objectives  established  in  the  Request  for  Proposals  which 
are  : 

Employment 

During  the  construction  period,  the  contractor  will  try  to 
attain  a  goal  of  307,  of  construction  hours  for  minority 
employees,  507,  of  construction  hours  for  Boston  residents, 
and  107o  of  construction  hours  for  females  --  all  with  special 
emphasis  on  the  employment  of  Columbia  Point  residents.   In 
addition,  307,  of  the  value  of  the  work  will  be  established 
as  an  objective  for  minority  sub- contractors  and  supplies 
of  which  207o  would  be  for  sub- contractors.   Finally,  in 
addition  to  this  construction  effort,  specific  plans  for 
various  members  of  the  development  team  have  been  included 
in  Section  VII,  which  outline  their  objectives  of  providing 
employment  opportunities  for  Columbia  Point  residents. 

Marketing/ Integration 

Section  VI  of  this  proposal  includes  a  management  program 
which  identifies  the  marketing  efforts  which  will  be  under- 
taken to  achieve  a  307,  minority  mix  within  the  moderate 
income  and  market  rate  units.   HII  Corporation,  because  of 
its  relationship  with  the  minority  community,  believes  that 
it  can  be  successful  with  respect  to  this  effort.   In  addition, 
with  respect  to  the  current  low- income  residents,  who  are  pri- 
marily minorities,  it  is  our  intent  to  integrate  these  families 
throughout  the  development.   This  objective  can  be  accomplished 
within  the  scope  of  the  proposed  plan  which  has  adequate  housing 
resources  within  each  of  the  market  segments.   For  instance,  the 
number  of  family  units  is  349  while  the  number  of  low  income 
families  who  will  occupy  these  units  will  be  272;  the  number  of 
elderly  units  will  be  70  of  which  40  will  be  for  low  income  elderly 
households;  and  the  number  of  units  for  small  families  (i.e.,  in 
non- family  sub-neighborhoods)  will  be  1,181  of  which  138  of  these 
one  and  two-bedroom  units  will  be  available  for  low  income  house- 
holds, and  227  for  moderate  income  households.   In  sum,  this  plan 
will  allow  for  a  fully  integrated  community  --  both  racially  and 
economically. 


FINANCING 


The  obiective  of  this  proposal  is  to  design  a  plan  for  the 
creation  of  a  new  and  exciting  residential  community  on  the 
Comumbia  Point  Peninsula  which  will  serve  the  needs  of  the 
existing  residents  as  well  as  new  low,  moderate  and  upper 
income  families.   In  order  to  achieve  this  objective,  each 
of  the  elements  which  have  been  described  m  this  section 
must  be  integrated  through  the  cooperative  efforts  of  each 
of  the  interested  parties  in  a  cohesive  and  functional 
package   However,  these  elements,  no  matter  how  well  they 
work  together,  cannot  result  in  a  successful  development 
unless  there  is  a  viable  financial  plan  and  unless  the 
developer  and  the  other  members  of  the  development  team  have 
the  capacity  to  undertake  and  complete  this  development. 

The  inclusion  of  Milstein  Properties  as  a  participant  with 
HII  Corporation  as  the  developer,  as  well  as  a  participant 
with  Barkan  Construction  as  the  contractor,  assures  -- 
given  the  track  record  and  the  resources  of  this  company  -- 
that  this  plan  can  be  expeditiously  carried  out  as  soon  as 
the  various  elements  in  the  financing  program  (described  m 
detail  in  Section  IV  of  this  proposal)  are  in  hand. 

The  basic  elements  of  this  program  include  the  use  of  only 
those  resources  which  one  can  reasonably  anticipate  will  be 
available  for  this  development.   These  resources  include: 

An  Urban  Development  Action  Grant  in  the  amount  of 
20.5  million  dollars,  of  which  16  million  dollars 
will  be  made  specifically  available  for  the 
housing  component  of  this  development.   The 
balance  of  4.5  million  dollars  would  be  available 
for  such  public  improvements  as  "the  landscaping 
of  Mt  Vernon  Street,  circulation  improvements 
within  the  Phase  II  housing  parcel,  and  upgraded 
vehicular  and  pedestrian  access  to  the  waterfront 
and  to  the  Bayside/retail  area." 

Urban  Initiative  Funds  in  the  amount  of  10  million 
dollars  which  will  be  used  to  defray  certain  costs 
of  this  development  (i.e.,  demolition,  site 
preparation  and  similar  costs). 

Tax  exempt  financing  for  both  the  rental  and 
condominium  units. 

City  of  Boston  Community  Development  Block  Grant 
Funds  totaling  $500,000  for  public  improvements. 


By  taking  advantage  of  these  resources,  it  is  our  conclusion 
that  a  financial  program  is  available  which,  in  conjunction 
with  a  sinking  fund,  will  allow  for  the  development  of  400 
units  of  low-income  housing,  223  units  of  moderate  income 
condominium  housing  and  973  units  of  market  rate  housing. 
In  addition,  all  of  the  other  elements  of  this  plan  will  be 
undertaken  as  part  of  this  financing  program,  with  the 
exception  of  the  development  of  the  Marina,  which  will 
require  the  participation  of  the  Army  Corps  of  Engineers,  as 
well  as  the  restaurant,  which  will  require  the  identifica- 
tion of  an  operator.   However,  it  is  our  belief  that  once 
this  development  gets  off  the  ground,  additional  resources 
will  be  made  available  and  sufficient  interest  will  be 
generated  to  support  these  two  program  elements. 


DEVELOPMENT  PROGRAM  RESPONSIBILITIES 


HII  Corporation,  in  conjunction  with  Milstein  Properties  and 
the  other  members  of  the  development  team,  will  be  responsible 
for  successfully  completing  the  development  program.   In 
addition,  the  cooperation  and  participation  of  the  Boston 
Redevelopment  Authority,  the  Boston  Housing  Authority  and  the 
Task  Force  in  reviewing,  modifying,  and  refining  this  program 
will  be  absolutely  essential  in  assuring  that  the  best  possible 
plan  results.   In  addition,  special  assistance  will  be  required 
from: 

The  Boston  Housing  Authority,  which  will  have  primary 
responsibility  for: 

securing  the  Urban  Initiative  Funds  in  a  format 
which  will  allow  these  funds  to  be  used  for  this 
development ; 

providing  the  financing  (with  the  exception  of 
the  moderate  income  home  ownership  units)  by 
acting  as  the  issuer  for  the  tax  exempt 
financial  obligations  unless  another  issuer 
is  selected. 

The  Boston  Redevelopment  Authority,  which  will  be 
responsible  for: 

securing  the  UDAG  funds  for  this  development  and 
for  undertaking  the  public  improvements  related 
to  this  development; 

securing  the  debt  service  payments  from  the  repay- 
ment of  the  UDAG  I  loan  by  Bayside  Associates  and 
making  these  funds  available  for  the  proposed 
residential  development; 

approving  this  development  as  a  121(A)  Urban 
Redevelopment  Corporation; 

resolving  the  public  highway  and  street  network 
systems  for  the  Peninsula  and  its  relationship 
with  the  City  street  and  highway  systems  (including 
the  relationship  with  the  Southeast  Expressway) 
in  conjunction  with  the  City  of  Boston  and  the 
State  Department  of  Transportation. 

The  City  of  Boston,  which  will  be  responsible  for: 

issuing  building  permits; 

the  sale  of  the  City-owned  portion  of  the  site 
which  will  require  their  securing  the  necessary 


consents  from  the  State  Legislature  and  the 
Secretary  of  the  Interior; 

providing  $500,000  of  already  programmed  community 
development  block  grant  funds  for  public  improve- 
ments . 

The  Department  of  Housing  and  Urban  Development  which  must: 

approve  the  sale  and  restructure  the  debt  of  the 
Columbia  Point  Project; 

provide  20.5  million  dollars  of  Urban  Development 
Action  Grant  Funds; 

provide  10  million  dollars  of  Urban  Initiative 
Funds ; 

provide  mortgage  insurance  for  the  new  development. 

The  Army  Corps  of  Engineers  who  will  be  requested: 

to  dredge  and  build  the  breakwater  which  will 
be  required  for  the  development  of  the  marina. 

The  Massachusetts  Housing  Finance  Agency  which  will  be 
requested: 

to  provide  financing  for  the  low  and  moderate  income 
condominium  units. 


Staging 


STAGING  OF  DEVELOPMENT 


CRITERIA 

The  criteria  established  as  the  basis  for  the  staging  of  con- 
struction and  development  of  the  site  include: 

maximize  the  safety  of  present  residents  and  provide 
them  continuous  easy  access  to  their  units  from  Mt. 
Vernon  Street 

no  resident  should  be  required  to  relocate  off  site 

the  number  of  double  relocations  of  residents  on-site 
should  be  held  to  a  minimum 

double  relocations  should  only  include  a  first  move  to 
a  unit  either  fully  rehabilitated  or  new 

minimize  disruption  of  existing  steam,  water  and  drain 
systems 

STAGING  GUIDELINES 

The  objective  criteria  stated  above  lead  naturally  to  the 
following  guidelines  for  the  plan: 

isolate  construction  areas  from  inhabited  areas  and 
provide  separate  vehicular  routes 

build  new  structures  in  open  areas  first 

rehabilitate  or  replace  uninhabited  buildings  before 
those  inhabited 

rehabilitate  or  demolish  buildings  most  distant  from 
the  steam  plant  before  those  closer  to  it 

work  on  clusters  of  buildings  all  of  which  will  ultimately 
be  served  by  the  same  parking  and  access  routes 

4 

THE  STAGING  PLAN 

Three  stages  of  construction  are  envisaged  which  are  isolated 
geographically,  but  which  will  overlap  in  time  due  to  the 
thirty  four  month  overall  construction  deadline.   The  stages 
are  shown  in  two  Exhibits  included  in  this  section.   (Please  also 
see  the  Exhibit  "Construction  Sequence"  in  this  section.)   The 
stages  are  briefly  as  follows : 
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STAGE  I 

The  waterfront  side  of  the  site (including  the  City  of  Boston 
park  proposed  for  inclusion)  is  largely  open  land  or  unoccu- 
pied buildings.   Thus,  we  would  begin  construction  in  this 
area.   Stage  I  would  involve  demolition  of  three  buildings, 
the  rehabilitation  of  five  buildings  and  the  construction  of 
seven  buildings,  including  two  new  towers. 


DEMOLITION 

Buildings  to  be  demolished  in  this  stage  are: 

--  #3 

--   #21 

the  gym 
All  are  presently  unused. 

REHABILITATION 

Buildings  to  be  rehabilitated  are: 

--   #2 

--   #5 

--   #7 

--   #8 

--   #23 
These  also  are  presently  unused. 

NEW  CONSTRUCTION 

The  heaviest  concentration  of  new  construction  would  occur  in 
this  stage.   The  new  buildings  will  include: 

tower  A  with  its  adjacent  low-rise  townhouse  buildings 
G  and  E; 

tower  B  with  townhouse  building  F;  and; 

townhouse  buildings  K  and  L 


Please  see  the  large  scale  Demolition  Plan  and  the  New  Construction 
Plans  elsewhere  in  this  proposal  for  greater  detail. 

These  buildings  are  variously  scheduled  for  completion  between  10 
and  22  months. 

This  stage  entails  the  construction  of  a  temporary  entry  at  the 
southeast  corner  of  the  site  for  construction  vehicles. 

The  only  direct  impact  expected  to  be  caused  by  Stage  I  construction 
on  the  residents  is  the  disconnection  of  the  steam  heat  from  building 
#25.   A  temporary  heating  plant  will  need  to  be  installed  adjacent  to 
that  building  which  will  need  to  be  operated  independently  for  approx- 
imately 21  months.   No  significant  impact  is  expected  on  traffic  pat- 
terns within  the  site.   For  details  of  recreational  facilities,  street 
improvements  and  the  like  in  this  stage,  please  see  the  Construction 
Plans  and  descriptions.   Please  note  that  a  major  element  of  this 
stage  is  the  creation  of  a  new  boulevard  entry  to  Stage  I,  and  even- 
tually the  entire  site,  from  Mt .  Vernon  Street. 

STAGE  II 

The  south  corner  of  the  site  fronting  on  Mt .  Vernon  Street  would 
start  construction  about  11  months  after  the  start  of  Stage  I, 
together  with  part  of  the  town  square. 

DEMOLITION 

Seven  buildings  would  be  demolished  in  this  stage: 

#1  (vacant) 
--   #11  (vacant) 

#24  (vacant) 

#4  (partially  occupied) 

#18  (partially  occupied) 

#20  (partially  occupied) 

#26  (partially  occupied) 


NEW  CONSTRUCTION 

tower  C  wich  its  associated  low-rise  buildings  M  and  N 
low-rise  (townhouse)  buildings  H,  I  and  J 

RELOCATION  OF  RESIDENTS 

The  start  of  demolition  or  rehabilitation  of  buildings  #4,  #18,  #20 
#26  and  #27  will  require  relocation  of  their  residents  and 
office  users.   (See  Exhibit  "Construction  Sequence".)   At  the 
start  of  Stage  II,  approximately  134  units  will  have  been  com- 
pleted in  Stage  I.   With  the  demolition(or  the  start  of  rehabili- 
tation) of  buildings  #4,  #18,  #20  and  #27,  a  total  of . approximately 
74  residents  will  be  displaced.   All  of  these  can  be  relocated 
into  newly  finished  units,  58  of  them  permanently  and  16  tempo- 
rarily.  The  office  users  in  building  #26  can  all  be  relocated 
at  this  time  into  rebuilt  #8.   No  further  relocations  should  be 
necessary  during  the  completion  of  Stage  II. 

STAGE  III 

This  stage  consists  of  the  balance  of  the  site,  essentially  the 
entire  western  corner,  plus  the  balance  of  the  town  square. 

DEMOLITION 

--   #22  (vacant) 

the  administration  building 
—   #13  (presently  occupied) 
--   #19  (presently  occupied) 

#25  (presently  occupied) 


REHABILITATION 

--  #6  (vacant) 

boiler  plant 

#9  (occupied) 

#10  (occupied) 
#14  (occupied) 


#15   (occupied) 
#16   (occupied) 

NEW  CONSTRUCTION 

tower  D  with  its  associated  low-rise  buildings  0  and  P 

Construction  on  this  stage  would  commence  about  month  19  and 
continue  to  the  end  of  the  project  in  month  34. 

RELOCATION  OF  RESIDENTS 

The  heaviest  concentration  of  presently  inhabited  units  is  in 
this  stage.   As  has  been  stated  previously,  they  will  be  left 
until  last  to  facilitate  on-site  relocation  of  residents  to 
units  completed  in  earlier  stages  or  at  least  to  minimize  the 
duration  of  temporary  relocations. 

A  preliminary  analysis  indicates,  however,  a  potential  deficit 
of  as  many  as  84  three  to  five  bedroom  units  at  the  start  of 
this  stage  in  month  19.   To  reduce  or  eliminate  this  problem, 
the  following  actions  will  be  taken: 

COMPUTER  ANALYSIS  OF  SCHEDULING 

Before  the  start  of  construction,  a  detailed  "CPM"  analysis  of 
both  construction  and  relocation  will  be  completed.   Combining 
both,  in  a  single  computer  analysis,  will  permit  the  reduction 
to  an  absolute  minimum  of  the  number  of  temporary  relocations 
necessary.   This  can  be  accomplished  by  expediting  the  construc- 
tion of  those  units  and  buildings  which  the  analysis  indentifies 
as  critical. 


TEMPORARY  COMBINATION  OF  UNITS 

Our  preliminary  analysis  indicates  that  a  surplus  of  250  two  bed- 
romm  units  and  98  one  bedroom  units,  approximately,  will  be  avail- 
able at  the  start  of  this  stage.   Through  interconnection,  many  of 
these  units  could  be  combined  into  three  to  five  or  even  six  bed- 
room apartments.   A  reasonable  number  of  such  temporary  multi-bed- 
room units  will  be  provided  for  in  the  construction  schedule. 
These  units  would  be  occupied  temporarily  by  tenants  carefully  se- 
lected by  our  property  managers  as  appropriate,  considering  their 
family  size,  age  and  other  factors  as  well  as  those  of  other  resi- 
dents in  these  buildings. 


We  expect  that  these  analysis,  careful  planning  and  proper  im- 
plementation can  resolve  substantially  all  relocation  needs 
without  violating  our  staging  criteria  and  guidelines  previously 
stated. 

Early  in  this  stage  the  main  entry  and  Town  Center  area  would 
reach  its  final  form.   The  quite  formal  entry  gate  at  Mt .  Vernon 
would  be  installed.   The  unsightly  heating  plant  would  be  changed 
into  its  final  configuration  and  its  conspicuously  ugly  smoke 
stack  would,  finally,  be  dismantled.   By  the  end  of  this  stage 
all  of  the  long  term  residents  would  be  in  their  new  homes  and 
the  last  remnants  of  the  old  Columbia  Point  Project  will  have 
been  transformed. 


Cost  Analysis  and  Financial  Program 


FINANCING 


HII  Corporation  and  Milstein  Properties  intend  to  finance  the 
redevelopment  of  Columbia  Point  through  a  variety  of  resources 
which  are  discussed  below.   However,  we  do  not  anticipate 
syndicating  the  project.   Instead,  we  will  retain  the  equity 
of  the  project,  look  to  its  cash  flow  as  a  major  component  of 
our  return  and  use  our  available  financial  resources  to  cover 
any  project  requirements. 

Under  current  market  conditions,  this  mix  of  resources  provides 
the  optimum  financing  plan  while  meeting  our  other  goals  of 
af fordability  for  lower  income  families  and  the  provision  of 
a  moderate  income  home  ownership  program.   Moreover,  we  will 
utilize  other  financial  resources  and  mechanisms  should  they 
arise  and  prove  beneficial  to  the  feasibility  of  this  project. 

The  financial  resources  include: 

Urban  Development  Action  Grant 

The  City  of  Boston  has  requested  that  the  Department  of  Housing 
and  Urban  Development  provide  it  with  an  Urban  Development 
Action  Grant  in  the  amount  of  $20.5  million  to  benefit  this 
residential  project;  $16  million  has  been  specifically  allocated 
for  the  development  of  the  housing  program  with  the  balance 
available  for  improvements  to  Mt .  Vernon  Street,  access  to  the 
waterfront  and  circulation  improvements  within  this  site.   Of 
this  $4.5  million,  a  total  of  $2.0  million  has  been  specifically 
earmarked  for  construction  costs  which  are  included  in  the 
residential  development  pro  formas  in  this  section.   Thus,  a 
total  of  $18  million  will  be  made  directly  available  to  benefit 
this  project  from  UDAG  funds. 

Urban  Initiative  Funds 

The  Boston  Housing  Authority  has  received  an  allocation  of  approxi- 
mately $10  million  of  Urban  Initiative  Funds  from  the  Department 
of  Housing  and  Urban  Development.   Although  there  are  restrictions 
on  how  these  funds  can  be  used,  this  proposal  presumes  that  HUD 
will  grant  the  necessary  waivers  so  that  these  funds  can  benefit 
the  project.   These  funds  will  be  primarily  used  for  demoltion 
and  site  preparation. 

Community  Development  Block  Grant  Funds  of  the  City  of  Boston 

The  City  of  Boston  has  previously  programmed  $500,000  of  Community 
Development  Block  Grant  Funds  for  this  development  and  they  should 
be  used  by  the  City  in  a  concerted  effort  to  beautify  Mt .  Vernon 
Street  and  the  public  schools  which  are  across  from  the  site. 


Urban  Development  Action  Grant  for  Bayside  Associates 

Pursuant  to  the  Agreement  with  Bayside  Associates,  the  Urban 
Development  Action  Grant  of  $1.4  million  which  was  made 
available  for  the  development  of  the  Bayside  Exposition  Center 
will  be  repaid  by  Bayside  Associates  at  the  rate  of  $13,381 
per  month  plus  25  percent  of  the  cash  flow.   These  funds  are 
to  be  available  pursuant  to  the  Agreements ,  for  the  benefit  of 
the  proposed  residential  development.   This  program  assumes  the 
availability  of  these  funds. 

Tax  Exempt  Financing  --  Rental  Housing  &  Non-Residential  Development 

Tax  exempt  bonds  will  be  utilized  to  finance  the  residential 
rental  housing  and  ancillary  commercial  space.   As  currently 
planned,  this  component  will  be  financed  under  one  underlying 
mortgage  and  will  conform  to  all  applicable  requirements  regu- 
lating the  use  of  tax  exempt  mortgage  revenue  bonds.   We  will 
work  with  the  appropriate  issuer  to  secure  the  tax  exempt 
financing,  whether  it  be  the  Boston  Housing  Authority  or  other 
entities  which  have  the  appropriate  enabling  legislation.   This 
financing,  in  order  to  achieve  the  lowest  possible  rate,  will 
be  insured  by  FHA  pursuant"  to  its  Section  221(d)(4)  Program. 

Tax  Exempt  Financing  --  Condominium  Units 

Permanent  financing  for  the  condominium  units  will  be  provided 
through  the  use  of  single  family  mortgage  revenue  bonds.   It  is 
assumed  that  the  Massachusetts  Housing  Finance  Agency  will  issue 
these  bonds  pursuant  to  its  Home  Ownership  Program  for  financing 
moderate  income  home  ownership  developments. 

It  is  our  intention  to  structure  the  Urban  Development  Action 
Grant  and  to  restructure  the  outstanding  Boston  Housing  Authority 
debt  as  loans  to  the  project  which  would  be  serviced  from 
residual  cash  flow  and/or  from  a  sale.   The  structuring  of  this 
debt  must  be  consistent  with  the  feasibility  of  the  development 
program  while  also  providing  reasonable  assurances  of  repayment. 
Like  the  Urban  Development  Action  Grant  for  Bayside  Associates, 
any  repayment  should  first  be  available  to  assure  the  continuous 
availability  of  low  income  housing  for  this  development. 

The  use  of  these  financial  resources  and  the  results  should  be 
focused  on  in  terms  of  each  of  the  elements  which  include  resi- 
dential (rental  and  for-sale) ,  commercial  and  community  areas, 
and  the  marina  and  restaurant.   A  summary  of  each  element,  as 
well  as  the  pro  forma  development  and  operating  statements  and 
underlying  assumptions  are  found  below: 

Rental  Housing 

The  total  anticipated  development  costs  for  the  rental  housing 
program  is  $109,556,000  whereas  the  proposed  mortgage  is 
$83,166,000  --  leaving  a  gap  of  $26,390,000.   In  addition, 
assuming  a  nine  percent  interest  rate  and  a  40-year  term,  this 
portion  of  the  development  will  result  in  a  deficiency  cash  flow 
of  $121,583  without  allowing  for  any  debt  service  coverage  or 
return  to  the  developer. 


Non-Residential  Development 

The  anticipated  development  cost  is  $3,638,000  and  the  projected 
mortgage  is  $2,834,000  --  leaving  a  gap  of  $804,000.   Moreover, 
a  cash  flow  deficiency  of  $156,528  is  also  anticipated  --  again, 
no  allowance  has  been  made  for  debt  service  coverage  or  a  return 
to  the  developer. 

For  Sales  Condominium  Housing 

In  this  instance,  the  net  profit  before  taxes  from  the  sale  of 
the  units  is  anticipated  to  be  $6,235,344.   Included  within  the 
gross  sales  proceeds  of  $24,518,234  is  $3,525,547  of  UDAG  funds 
which  represents  the  purchase  price  of  37  two-bedroom  units  to 
be  leased  by  the  Owner  to  lower  income  housholds .   These  lower 
income  families  now  pay  only  $130  per  month,  on  average, 
assuming  that  30  percent  of  their  income  is  allocated  to  the 
cost  of  housing.   After  deducting  a  $30  utility  allowance  for 
electricity,  the  net  available  rental  contribution  is  reduced 
to  $100  per  month.   Finally,  after  adjusting  for  inflation,  the 
annual  contribution  that  these  37  "average"  residents  will  pro- 
vide will  be  $54,392  in  1987  when  this  building  is  complete. 
However,  because  the  average  cost  will  be  $4,397  per  unit,  or  a 
total  of  $162,689,  there  will  be  an  anticipated  cash  flow 
operating  deficiency  of  $108,297. 

A  summary  of  these  pro  formas  is  as  follows : 

Development  Proceeds 
(Cash  Requirements)      Cash  Flow 

Rental  Housing  ($26,390,000)  ($121,583) 
Non-Residential  (804,000)  (156,528) 
For  Sale  Condominiums        -- (108,297) 


Total  ($27,194,000)        ($386,408) 

However,  these  operating  pro  formas  are  overly  optimistic  with 
respect  to  the  financing  as  HUD  requires  that  only  90  percent  of 
the  available  net  income  be  capitalized  when  determining  the  size 
of  the  mortgage  which  it  will  insure.   Enclosed  in  this  section 
is  a  draft  mortgage  application  which  combines  the  rental  and 
non-residential  components  as  they  will  be  financed  under  one 
mortgage.   As  can  be  seen,  the  mortgage  shortfall  stays  the  same  - 
$27,194,000  (i.e.,  the  estimated  cash  required  of  $38,319,000 
less  the  builder's  and  sponsor's  profit  and  risk  allowance  --  a 
paper  developer's  fee  --  of  $11,125,000).   However,  in  order  to 
generate  sufficient  income  to  support  the  $86,000,000  mortgage, 
net  income  of  $9,326,222  is  required  (assuming  a  nine  percent 
interest  rate  and  a  40-year  term).   However,  the  amount  available 
for  debt  service  as  is  shown  in  the  pro  formas  is: 


Rental  Housing  $7,995,419 

Non-Residential  120,070 

Total  $8,115,489 

Less  Required  Net  Income  9 , 326 , 222 

Net  Income  Deficiency  $1,210,733 

The  only  available  income  resource  which  has  not  been  used  is 
the  funds  from  the  repayment  of  the  Bayside  Associates'  mort- 
gage on  the  Exposition  Center  which  totals  $160,572  per  year 
($13,381  per  month)  and  would  thus  reduce  the  deficiency  to 
$1,050,161  per  year  ($87,513  per  month)  for  the  rental  portion 
of  the  development.   These  amounts  are  included  in  the 
"Estimate  of  Income"  section  of  the  HUD  Mortgage  Application. 
However,  on  the  other  hand,  the  deficiency  must  be  increased 
by  the  $108,297  shortfall  for  the  lower  income  tenants  in  the 
condominium  building  --  resulting  in  a  gross  shortfall  of 
$1,158,458  in  1987  dollars. 

This  shortfall,  which  averages  $241  per  lower  income  unit  per 
month,  can  be  accommodated  without  Section  8  subsidy  by 
establishing  an  Initial  Operating  Deficit  Fund.   For  purposes 
of  determining  the  size  of  the  fund,  it  has  been  assumed  that 
five  percent  (well  below  the  national  or  regional  average) , 
or  20  of  the  existing  tenants,  will  leave  the  development  on  an 
annual  basis  and  that  the  new  tenant  who  occupies  the  vacated 
unit  will  be  able  to  at  least  cover  their  pro  rata  share  of  the 
operating  costs  (exclusive  of  debt  service)  of  the  project. 
This  objective  can  be  achieved  in  a  number  of  ways: 

1.  The  BHA  can  select  from  its  waiting  list,  tenants  who  are 
able  to  pay  their  share  of  the  operating  costs.   Such  a 
tenant  would  still  be  eligible  within  the  BHA  income  limits 
and  would  not  be  required  to  pay  more  than  30  percent  of 
their  income  for  housing. 

2.  A  special  escrow  should  be  funded  from  the  25  percent  share 
of  the  cash  flow  available  from  Bayside  Associates.  To  the 
extent  that  the  Housing  Authority  selects  residents  who 

are  not  able  to  pay  their  total  share  of  the  operating  costs, 
then  this  escrow  could  be  used  to  supplement  their  payment. 

3.  A  special  escrow,  similar  in  purpose  to  the  Bayside  Asso- 
ciates' escrow,  should  be  established  for  the  accumulation 
of  funds  from  the  repayment  of  the  Urban  Development  Action 
Grant  loan  which  is  contemplated  for  this  development  as 
well  as  for  the  repayment  of  the  outstanding  BHA  indebted- 
ness.  These  repayments  will  come  from  a  portion  of  the 
residual  cash  flow  or  from  a  portion  of  the  proceeds  from 

a  sale. 

4.  If  available,  the  Boston  Housing  Authority  could  provide 
rental  subsidies  for  tenants  unable  to  cover  their  full 
share  of  operating  costs . 

5.  As  an  important  part  of  the  overall  program,  employment 
opportunities  for  lower  income  Columbia  Point  residents 


will  be  provided.   As  residents  take  advantage  of  these 
employment  opportunities,  their  incomes  will  increase  and, 
as  a  result,  the  amount  which  they  pay  for  rent  will  com- 
mensurately  increase.   With  the  success  of  this  program, 
the  operating  cost  shortfall  of  the  lower  income  tenants 
will  be  substantially  reduced. 


6.   If  the  Housing  Authority  cannot  provide  a  tenant  who  is 
able  to  cover  their  operating  costs  from  their  own 
resources  or  the  other  resources  noted  above,  then  HII 
and  Milstein  Properties,  through  the  Management  Agent, 
will  identify  a  tenant  who  can  pay  his  share  of  the 
operating  costs  while  still  meeting  the  lower  income 
eligibility  standards 

This  approach  offers  a  number  of  alternatives  for  housing  lower 
income  families  without  dependence  on  Section  8  or  other  rental 
subsidies.   Moreover,  the  programs  for  employing  Columbia  Point 
residents  will  decrease  the  absolute  amount  of  the  shortfall 
and  the  availability  of  escrows  created  by  the  repayment  of 
loans  will  provide  funds  to  help  cover  any  gap  in  new  residents' 
ability  to  pay  their  full  pro  rata  share  of  operational  expenses. 
As  a  result,  new  lower  income  tenants  will  be  able  to  be  drawn 
from  a  broader  income  range.   However,  assuming  the  most  pessi- 
mistic scenario  in  which  tenants'  income  and  operating  costs 
increase  at  a  rate  of  seven  percent  per  year  and  the  turnover 
rate  is  five  percent  amongst  the  existing  tenants,  the  size  of 
the  required  escrow  would  be  $11,477,123  and  would  be  secured 
by  a  Letter  of  Credit.   If  the  security  is  cash,  the  escrow 
would  be  reduced  to  $4,282,586  --  assuming  a  10  percent  discount 
rate. 

As  previously  noted,  the  public  funds  which  are  available  for 
the  cash  requirements  of  this  program  include: 

UDAG  Funds  (exclusive  of  amounts  used 
for  purchase  of  lower  income  rental  units)   $14,474,453 

Urban  Initiative  Funds  10,000 ,000 

Total  $24,474,453 

As  previously  noted,  the  cash  requirements  for  this  development 
are  anticipated  to  be  $27,194,000  and  the  requirements  to  secure 
the  Initial  Operating  Deficit  Fund  is  $4,282,586  (if  cash)  -- 
resulting  in  an  overall  cash  need  of  $31,476,588  --  which  will  be 
covered  from  the  above  noted  UDAG  and  Urban  Initiative  Funds  and 
from  the  resources  of  the  development  team.   In  addition,  there 
will  be  other  substantial  cash  requirements  including  working 
capital  deposits  which  will  be  determined  by  KUD  and  which  will 
be  funded  by  the  developer. 


This  endeavor  will  require  substantial  equity  requirements 
both  because  of  the  magnitude  of  the  program,  which  should 
not  be  substantially  phased  down  or  staged  over  a  long  time 
period  to  reduce  the  absolute  and/or  the  timing  impact  of 
these  requirements  as  it  is  our  opinion  that  such  a  strategy 
would  be  counterproductive  to  the  success  of  this  mixed 
income  project  and  would  result  in  its  failure  in  the  market- 
place.  Rather,  it  is  our  conclusion  that  this  program  must 
be  undertaken  aggressively  so  that  the  image  of  the  Columbia 
Point  "project"  can  be  erased  and  so  that  the  new  Columbia 
Point  can  unfold  and  be  the  vital  new  dynamic  neighborhood 
that  we  all  envision. 


RENTAL  HOUSING 


The  rental  housing  represents  the  bulk  of  the  project.   Although 
the  individual  buildings  will  be  grouped  together  as  part  of 
three  general  stages,  there  will  be  substantial  overlap  and 
fluidity  within  each  of  the  stages.   Moreover,  once  this 
project  is  initiated,  it  presumes  that  the  total  development 
will  move  ahead  to  completion  which  is  critical  to  the  overall 
development  program.   Although  from  a  planning  point  of  view 
one  could  successfully  eliminate  or  reduce  the  scope  of  the 
project,  such  action  would  be  detrimental  to  the  goal  of 
creating  a  mixed  income  community  given  the  requirement  to 
house  the  400  low  income  families  and  the  intention  of 
offering  237  moderate  income  condominium  units.   We  strongly 
believe  there  is  a  certain  critical  mass  of  high  quality 
market  rate  units  that  needs  to  be  achieved  in  order  to 
change  the  perception  of  the  development  from  one  of  a 
low  income  project  to  one ^of  a  healthy  vibrant  mixed 
income  community. 

The  enclosed  pro  formas  assume  a  construction  period  of  36 
months.   The  construction  loan  interest  is,  however,  only 
run  for  a  period  of  28  months  as  it  is  anticipated  that  the 
Urban  Development  Action  Grant  Funds  and  the  Urban  Initiative 
Funds  will  be  drawn  down  before  any  mortgage  proceeds  are 
drawn.   It  is  anticipated  that  these  funds  will  not  be 
exhausted  until  after  the  eighth  month  of  the  construction 
period. 


DEVELOPMENT  PRO  FORMA  FOR  RENTAL  UNITS 

(Estimates  inl987  Dollars 

Using  7%  Inflation  Factor  from  1983) 


Nunber  of  Residential  Units 
Mix  of  Units   1  Bedroom 


2 
3 

4 
5 

6 


387 


1.336 


Bedroom 
Bedroom 
Bedroom 
Bedroom 
Bedroom 


Other 


♦Average  Unit   Square  Footage 
Nunber  of   Rental   Parking   Spaces    (  352GSF/space) 


680 

172 

65 

25 

7 

1,063 


1,280 


Total  Gross   Square   Footage    (GSF) 
Rental   Residential  GSF 
Rental  Parking  GSF 


1,420,714 


1,871,194 


337.920 
Total   Rental   Residential  Ne"t   Square   Footage    (NSF)  1    254    926 


Acquisition  Costs    ($ 
Relocation  Costs 


/Land   SF;$ 


Construction  Costs 

Demolition    ($56    /Cubic   SF) 

New  Rental   Residential  ($55    /GSF) 

Rehab.    Rental   Residential    ($38      /GSF) 

Rental  Parking    ($    6,084  /space) 

Site   Improvements    ($1.48'/Land    SF) 

Utility  Relocation 

Premium  Site   Preparation^  1.  58/Land   SF) 

Total 

Soft    Costs 

Developer   Fees 
Architect /Engineering 
Financing   Fees 
Miscellaneous   Fees 

(Legal,    Acctg.,    Insurance,    Title) 
Construction  Loan   Interest 

(28  mos.    (3    9%   with  50%   drawdown 
on   $  83,  166,000) 
Real   Estate   Taxes 

(Construction   period   of  36  mos.) 

Rent-Up   Operating   Loss    (  mos.) 

Other   Soft   Costs    (please  specif v) 
Total  misc.    fees;    rent-up       >; 

Contingency    (9.7%   0f    $16,020,000) 
Total   Rental   Development   Costs 


/Unit) 


4,339,000 
55,535,00'O 
15,633,000 

7^788,000 
TT2"54  ,'OOQ 

1,474.000 
3,472.000 


200,000 


91,505 , 000 


•0- 


2.261.000 

3.576.000 

712.000 


8,814.000 
403,000 


■0- 


536,000 


16,302.000 

1,549,000 

109,556,000 


OPERATING  PRO  FORMA  FOR  RENTAL  UNITS  AFTER  RENT-UP 

(Estimates  in  1987Dollars  Using 

7%  Inflation  Factor  from  1983) 

Residential  Income  (specify  separately  utilities  included) 
Unit 
Tvne      //         Rent/Year 


See  Attachments 
Total 


Parking  Land  •    &280spaces  @  $  73  .  50/space) 

Laundry 

Gross  Potential  Income 


Residential  Vacancy  ( 
Total 


5     %) 


13,777,908 


1 

,128 

,960 

58 

,836 

14 

,965 

,704 

(  ' 

748 , : 

Z85) 

14 

,217 

,419 

Rental   Subsidy    (if   applicable) 
Unit 
TvDe  if  Subsidv/Year 


Total 

Gross  Effective  Income  . 

Operating  Expenses 
(Cost  to  Management) 

Management 

Marketing 

Maintenance 

Heat 

Gas 

Electric 

Water  &  Sewer 

Insurance 

Reserve 

Security 

Tenant  Services 

Total 

Parking  ($   /space) 

Real  Estate  Taxes 
Residential 
Parking  ($    /space) 
Total 


$/NSF   S   Total 
.32  409,000 


.08 

106, 

(000 

.54 

696, 

,000 

1.13 

1,463, 

,000 

- 

- 

.25 

327 

,000 

.13 

164 

,000 

.10 

131 

,000 

.31 

401 

,000 

.28 

360 

,000 

.28 

368 

,000 

(4,425,000) 
( -0-        ) 


1,571,000 
226,000 


(1,797,000) 

Net    Income   Available    for   Debt    and    Return   on   Equitv  7,995  ,419 

Debt  Service    ( 97G   on   $33,166,000    for   40   years)  (8-117,002) 


Cash    Flow 


(    121,583)    - 


Return   on   Ecuitv 


SECTION  E  -  ESTIMATE  OF  INCOME  -  1987  DOLLARS 


Unit 
Type 

ino   or      i  No.  ot  units  t  liivina  Mrea  |                                 --•                                                                                         'jjc  >«va 
Living  Umts       Ass.stec           (Sq.  Ft.)                                             Composition  of  Units                                           :n"enIJSl 
3                                                                                                                                                                                              (Sec.  F-1) 

Unit  H»nt 
per  Mo.  (S) 

Total  Month  v 
Unit  Rent  ($1 

VTfiH-felSE   TOWERS,    BUILDINGS   A,    B.    D    (792   units) 

640-                                                18    low- income      27 
1BR  ,  312      !                 690                                               294  markPt- 

132 

900 

2376 
264600 

1 
?RR    I  480 

63    low- income      37 
900                                             417   market 

123 
121  3 

7749 
S0S891 

1                                                                                                                          i                        ! 
1 

MID-R 

TSE    ELDERLY. 

BUILDINGS. 7   &   10    (70   units) 

1BR 

66 

650 

900 

38    low- income 
28  market 

27 

132 
839 

5U16 
23492 

7RR 

4 

2    low- income 
7    markpr 

37 

123 
1158 

246 
2316 

MID-R 

:se  T.n 

1ATT0N 

WITH  -T 

850- 

1100 

DWNHfiTTRF,  ,    BTTTLDTNGS    1?       1  7  ,    E 

&F  (15 

7   unit 

s) 

2BR 

32 

15   Tow- income 
17   market 

37 

123 

1194 

1845 
20298 

2  BR- 
2BR 

._B5— 
2 



970- 

H9fc 

L2.8D 

5    low- income 
Duplex -8a.-market 

* 

Iownhouse                        2   market- 

37 

123 
1274 

1531 

615 
101920 

3062.. 
9042 

3RR 

fi 

1158- 

1  -nQO 

Piipl»=v                              f\   rpark^t 

150  7 

?RR 

"n? 

1553 

16    low- income 
Iownhouse                       16    markpf 

45 

114 
JL6.Q5 

1824 
75680 

IN  FAM 

800 

ILY   AREAS,    BUILDINGS   5  ,    2Z_C8JZ 

9   market 

8820 

MID-R] 
1BR 

SE  L0( 

9 

LATION 

-units] 

1 

980 

-  2RR 

21 

1100 

2   low- income 
19    market 

37 

123 
1348 
"123 
JA7IL 

1458 
114 

m- 

1764 

246 

25612 

492 

.  4704D 

29_16._ 

O  •">  C1 

Z~o 

15i^2_ 

1368 
7056 

"  2BR 

36 

X20Q 

4   low- income 
Duplex                          32  market 

37 

"  2BR 

2 

1100- 

1280 

Iownhouse                      2  market 

~45~ 
"  '45 

"  3BR 

3 

1300 

~~2    low- income 
Duplex                              1   market 

3BR 

16 

1300- 
1550 

12    low- income 
rownhouse                      4  market 

LOW-  R] 

SE,    Bl 

fILDING 

S,    G, 

I,    I,    J,    K,    L,    M,    N,    0,    P    (230 

units" 

1 

2BR 

18 

967 

18   market 

1188 

21384 

3BR 

74 

990 

72    low- income 
duplex                              2   market, 

45 

114 
1213 

8208 
2426 

3BR 

41 

1140- 
1200 

17    low- income 
rownhouse                     24   market 

45 

114 
1421 

1938 
34104 

4BR 

65 

1240- 
1620 

rownhouse                    65    low- income 

53 

107 

6955 

5BR 

25 

1450 

rownhouse                     25    low- income 

60 

99 

2475 

6BR 

2195 

rownhouse                       7    low- income 

67 

92 

644 

TOTALS    • 

i 

|                                                  2    TOTAL  ESTIMATED  MONTHLY  RENTALS  FOR  ALL  LIVIN 

3  UMTS    S 

1149406 

SECTION  E  -  ESTIMATE  OF  INCOME  -  CURRENT  DOLLARS 


No.  of       I   No.  Of  UnitSi   Living  Area  I 
Type        I  Living  Unitsj       Assisted      |     (Sq.  Ft. I 


Composition  of  Units 


Q       N?i'    '      Ur""    Re"<         T0'3'   Monti  V 

m  Hem  1 5> >     „.,  M,,    ,ci  ;    ,,n„  p„_,  ,c. 


fSec.  F-ll 


pet  Mo.  IS)  !    Umt  Rent  IS. 


I  ! 

HTGH-RISE   TOWERS,   ^BUILDINGS   A,    B.    D    (792   units) ' 

i^TCF     i  "  18   low- income     Z2 

1BR      312 L  ,690 294  market 

63    low- income     30 
I 417   market ■_ 


?RR    :  480 


T0~8~ 
735 


9_no_ 


100 

990 


1944 
216090 

6300 
417830 


MTD-R 


1BR 


2BR 


SE    ELDERLY 


66 


BUILDINGS. 7    &   10    (70   units) 


650 


9H0_ 


38    low- income 

2JL  market       . 

2    low- income 
,2  market 


22 

To- 


108 
685 


100 
945 


'   4104 
-1218  Q_. 


200 
1S90 


MID-R 


SF,   T,0 


:attqn 


2BR 


32 


WITH  -TOWNHOUSE-,-  B.UILDLNG5    12,    1  7^-E- 
850-  15   low- income 

11QQ I 17   market 


33 


7   units) 


97 
975 


T45T 
16575 


-2BR. 


2BR 


-85.. 

2 


Duplex_ 
rawnhouke. 


3BR 


3RP. 


32. 


970- 

L2.ao_ 

1158- 

15  53   [Townhouse 


5  low- income 
_8Q— market 

2  market: 


30    100 
1040 

250 


\ 


-Duplex 


larket 


—.to— mark 
16  low- income 

16  market 


37 


'IISO., 
1310 


500 
832Q0 

2500 


7380 


1488 
20960 


MID-R4SE  LOCATION 
1BR 


IN  FAMILY  AREAS,  BUILDINGS  5,  27  (87 


.units 


800 


9  market 


.aaa 


7200 


2BR 


21. 


2BR. 


2ft. 


2BR 


110Q. 

m 

1280 


Duplex 


2  low- income 

■19...  market 

4  low- income 

32_maxks,t 


30 
~30" 


Townhouse 


2  market 


3BR 


1300   Duplex 


3BR 


16 


1300- 
1550 


Townhouse 


Z- low- income 

1  market 

12  low- income 
4  market 


37 
jj- 


100 
L100_ 

100 
L20-0. 

L190_ 
93 

HJiQ.a. 
93 

440 


200 
20900 


400 
38400 

_^_380 
186 

-J.3DQ. 
1116 
5760 


LOW-  R] 


SE,  BUILDINGS,  G,  i,  I,  J,  K,  L,  M,  N,  0,  P  (230 


units 


2BR 


18 


967 


18  market 


970 


3BR 


74 


990   Duplex 


72  low- income 
2  market 


TT 


93 
990 


1200 


IT 


17460 


6696 
1980 


1581 
27840 


3BR 


41 


Townhouse 


17  low- income 
24  market 


93 
1160 


4BR 


65 


rz4cn 

1620 


Townhouse 


65  low- income 


43 


87 


5BR 


25 


145  0   Townhouse 


25  low- income 


49 


81 


6BR 


2195   Townhouse 


7    low- income 


55 


75 


5655 


2025 


525 


TOTALS 


2    TOTAL  ESTIMATED  MONTHLY   RENTALS  FOR  ALL  LIVING  UNITS    S       938200 


FOR  SALES  HOUSING 


The  for  sales  condominium  housing,  which  will  be  located  in 
one  of  the  towers  on  Mt .  Vernon  Street,  will  provide  227  units 
of  housing  for  the  moderate  income  market.   It  is  anticipated 
that  these  units  will  be  financed  through  the  Home  Ownership 
Program  of  the  Massachusetts  Housing  Finance  Agency.   For 
purposes  of  this  proposal,  it  has  been  assumed  that  these  units 
will  be  sold  at  the  maximum  amounts  allowed.   Given  an  infla- 
tion rate  of  seven  percent  per  year,  this  will  result  in  a 
selling  price  of  $95,285  for  a  two-bedroom  unit  and  $89,159 
for  a  one-bedroom  unit  in  1987  -  when  the  units  are  anticipated  to 
be  completed.   Resales  of  the  units  will  be  controlled  to 
assure  continued  use  of  this  housing  for  the  moderate  income 
market.   These  controls  will  be  designed  in  cooperation  with 
the  Boston  Redevelopment  Authority,  the  Boston  Housing  Authority 
and  the  Columbia  Point  Community  Task  Force. 

In  addition,  it  is  currently  contemplated  that  the  remaining 
37  two-bedroom  units  in  this  building  will  be  leased  to  lower 
income  families.   To  accomplish  this,  a  total  of  $3,525,547 
has  been  set  aside  from  the  contemplated  Urban  Development 
Action  Grant  Funds  to  allow  the  developer  to  purchase  these 
units.   The  existing  lower  income  families  who  will  occupy 
these  units  are,  today,  unable  to  cover  the  anticipated  operat- 
ing costs,  exclusive  of  debt  service,  of  these  units.   The 
operating  shortfall  will  be  secured  through  the  Initial 
Operating  Deficit  Fund  which  is  described  in  this  section. 

Although  this  building  will  provide  a  different  type  of  housing 
(i.e.,  ownership  versus  rental),  all  of  the  activities  available 
within  the  development  as  a  whole  will  be  made  available  to  the 
condominium  residents  as  well  as  the  renters  of  the  units  in 
these  buildings.   This  building,  which  will  provide  an  oppor- 
tunity for  a  different  income  mix  within  the  development,  will 
be  totally  integrated  in  the  overall  development  plan. 

With  respect  to  the  following  pro  f ormas ,  the  sales  period  has 
been  established  as  four  months,  as  the  units  will  be  able  to 
be  marketed  from  earlier-completed  tower  buildings  at  least  a 
year  ahead  of  completion  of  this  building.   In  addition,  the 
net  profit  from  this  portion  of  the  development  will  be  used 
to  help  recover  a  portion  of  the  funds  previously  advanced  for 
the  Initial  Operating  Deficit  Fund  of  this  housing  and  the 
rental  housing  and  for  the  equity  requirements  of  the  rental 
housing.   Finally,  as  is  described  in  the  pro  f ormas ,  the  after- 
tax housing  costs  for  the  average  condominium  owner  in  today's 
dollars  will  be  $645  per  month.   Assuming  that  the  household 
spends  30  percent  of  its  adjusted  income  for  housing,  this 
family  would  require  an  income  of  $25,800  per  year  in  today's 
dollars . 


DEVELOPMENT  PRO  FORMA  FOR  SALES  HOUSING 
(Estimates  inl987  Dollars 
Using  7%  Inflation  Factor  from  1983) 


Number  of  Residential  Units 


Mix  of  Units 


Bedroom 
Bedroom 
Bedroom 
Bedroom 
Bedroom 
Bedroom 


Other 


104 


160 


Average  Unit   Square   Footage 

Number   of   Sales   Housing  Parking   Spaces    (  GSF/space) 


Total  Gross   Square  Footage    (GSF) 

Residential   Sales  Housing  GSF 
Sales  Housing   Parking  GSF 

Total   Sales  Housing  Net   Square   Footage    (NSF) 


260,000 
-0- 


264 


985 


NONE 


260,000 


205,200 


Acquisition  Costs  ($ 

Relocation  Costs 


/Land   SF;    $ 


/Unit)  NONE 


Construction  Costs 

Demolition    ($    .41/Cubic   SF) 
New  Sales   Housing    ($54.42        /GSF) 
Rehab.    Sales   Housing    ($  /GSF) 

Sales   Housing  Parking    (  /space) 

Site   Improvements    (?4.15    Land  SF) 
Utilitv   Relocation 


111,000 
14.151.000 


117,000 
28,000 

Premium  Site  Preparation($31.62/Land    SF)     890,  000 
Total 


Soft   Costs 

Developer  Fees  ~ 

Architect/Engineering  462  ,  000 

Financing   Fees  633  .000 

Miscellaneous   Fees  162  .  000 

(Legal,    Acctg. ,    Insurance,    Title) 
Construction  Loan   Interest 

(20  mos.    @    7  %  with  50%   drawdown 
on  $  18,100,000)  1,056,000 

Real  Estate   Taxes 

(Construction  period   of  mos.)  83  ,  000 

Sales   Housing   Carrying   Cost 

(Sale   period   of    4       mos.)  225.000 

Other   Soft   Costs    (please   specify)  5Q  ,  QQQ 

Total 


Contingency    ( 


of    $ 


) 


Total    Sales   Housing   Development   Costs 


15,297,000 


2, 

,671, 

,000 

L7 

,968 

,000 

SALES  PRO  FORMA  FOR  SALES  HOUSING 
(Estimates  in  1987  Dollars 
Using  7%  Inflation  Factor  from  1983) 


I.  Sales  Housing 

Gross  Sales  Proceeds  24, 518,  234 

Gross   Sales  Housing/NSF  119.48 

Less  Marketing  Fees(lJ5%  of  Gross  Sales  Proceeds)     (    314,  890  ) 

Less  Total  Sales  Housing  Development  Costs  (17  ,  968 , 344  ) 

Total  Sales  Housing  Cost/NSF       87 . 56 

Net  Profit  (Before  Taxes)  6,  235, 344 

Return  on  Gross  Sales  Proceeds  (%)  2  5  .  47o 

(Net  Profit/Gross  Sales  Proceeds) 

II.  Sales  Housing  Parking  .Sales 


Gross  Sales  Proceeds 

Gross  Parking  Sales/Space 


Less  Marketing  Fees  (   %  of  Gross  Sales  Proceeds) 

Less  Total  Sales  Housing  Parking  Development  Costs 
Total  Parking .Cost/Space        

Net  Profit  (Before  Taxes) 
Return  on  Gross  Sales  Proceeds  (%) 
(Net  Profit/Gross  Sales  Proceeds) 

III.  Total  Sales 

Gross  Residential  Sales  Housing  Sales  Proceeds 
Gross  Sales  Housing  Parking  Sales  Proceeds 
Total  Sales  Housing  Sales  Proceeds 

Less  Total  Marketing  Fees 

Less  Total  Sales  Housing  Development  Costs 

Net  Profit  (Before  Taxes) 

Total  Return  on  Gross  Sales  Housing  Proceeds  (%) 
(Net  Profit/Total  Gross  Sales  Proceeds) 


( 

) 

( 

) 

-0- 

24: 

,518, 

234 

-0- 

24 

,518, 

234 

( 

314, 

890) 

(17 

,968, 

,000) 

6 

,235 

,344 

25.4% 

COST    OF   OWNERSHIP    PRO   FORMA   FOR   SALES    HOUSING   UNIT 
(Estimates    in  1987Dollars 
Using   7%   Inflation  Factor   from  1983) 


Average  Unit   Size    (NSF)  777 

Average  Unit   Price  92  ,  872 

Downpayment    ($,    %)  9,287  ;10% 

Annual   Common  Area  Charges  ($  /NSF)  2,957 


Annual  Real  Estate  Taxes  ($  /NSF)  1,440 

Annual  Mortgage   Payment 
(10.5%     on  $83,588 
for        30     years)  9,178 

Total  Annual   Cost  of   Ownership    (Before-tax)  jj  ;  ->'  5 

Total  Monthly   Cost   of   Ownership    (Before-tax)  1,131 

Tax  Deductible  Expenses 

Mortgage   Interest  8,775 

Real  Estate  Taxes  1,441 

TOTAL  10,216 

Tax  Savings  for  a  Family  in  the 
40%  tax  Bracket. 

Annual   -  $4,086 
Monthly  -     341 

After  Tax  Housing  Costs  in  1987  dollars 

Annual   -  $9,489 
Monthly  -     790 

After  Tax  Housing  Coston  in  1983  dollars 

Annual   -  $7,745 
Monthly  -     645 


NON- RESIDENTIAL  HOUSING  DEVELOPMENT 


As  is  described  in  the  attached  pro  formas  for  non-residential 
development,  the  cost  of  this  portion  of  the  development  does 
not  carry  itself  because  of  the  high  portion  of  non-income- 
producing  space  which,  in  large  part,  represents  ancillary 
uses  and  services  for  the  residential  development  and,  hence, 
is  part  of  the  infrastructure  of  the  development.   For  purposes 
of  these  pro  formas,  it  has  been  assumed  that  the  users  of 
the  space  will  pay  their  own  operating  costs,  except  for 
taxes,  which  are  shown  as  the  only  itemized  expense. 

In  addition,  pro  formas  have  not  been  provided  for  the  proposed 
marina  and  restaurant  as  these  spaces  will  be  developed  in 
conjunction  with  a  specific  user.   In  discussions  with  marina 
operators,  they  have  expressed  confidence  for  the  need  of  this 
type  of  marina  facility  and  a  willingness  to  undertake  it 
when  the  dredging  and  the  construction  of  a  breakwater  is 
completed  by  the  Army  Corps  of  Engineers.   In  addition,  we 
have  also  talked  with  Bay  State  Cruises  which  expressed  an 
interest  in  providing  commuter  boat  service  to  and  from 
downtown  Boston  and  Columbia  Point. 


DEVELOPMENT  PRO  FORMA  FOR  NON-RESIDENTIAL  PORTION 
(Estimates  in  1987  Dollars 
Using  7%  Inflation  Factor  from  1983) 


Office 

Retail 

Recreational /Community 

Other 

Total 

Number  of  Parking   Spaces 


GSF 


29,400 


NSF 


9, 

800 

17, 

,300 

9, 

,160 

65, 

660 

25, 

,284 

8 

,400 

14 

,705 

7 

,880 

56 

,269 

35 


Acquisition  Costs  ($ 


/Land   SF) 


-0- 


Construction  Costs 

Demolition    ($.35   /Cubic   SF) 

Office  ($38.95  /GSF) 

Retail  ($33.37   /GSF) 

Rental  Parking    ($     890        /space) 

Site   Improvements    ($1.67/   Land   SF) 

Recreational/Community    ($55.63       /GSF) 

Utility  Relocation 

Premium  Site   Preparation   ($  /Land   SF) 

Other  ($44.50        /GSF) 

Total 

Soft   Costs 

Developer  Fees 
Architect /Engineering 
Financing   Fees 
Miscellaneous    Fees 

(Legal,    Acctg. ,    Insurance,    Title) 
Construction  Loan   Interest 

(16mos.    @  9    %  with50  %drawdown 
on  $3,600,000) 
Real   Estate   Taxes 

(Construction  period   of  16  mos.) 
Rent-Up  Operating  Loss    (  mos.) 

Other  Soft   Costs    (please   specify) 
Total 

Contingency    (1.7%   of    $3,118,000) 

Total  Non-Residential   Development   Costs 


152,000 

1,145,000 

327.000 

31.000 

33.000 

962.000 


61,000 


■0- 


407.000 


-0- 


77 

,000 

122 

,000 

24, 

,000 

216, 

000 

14, 

000 

-0- 

14, 

000 

3,118,000 


467,000 

53,000 

3,638,000 


OPERATING  PRO  FORMA  FOR  NON-RESIDENTIAL  PORTION  AFTER  RENT-UP 
(Estimates  inl987 Dollars 
Using  7%  Inflation  Factor  from  1983) 

Commercial  Income 

Office(28,300NSF   @  $  /NSF)  IQ5JU£ 

Retail(    8.400NSF  @  $  /NSF)  61.488 

Commercial   Parking 

(  spaces   @   $        /space/month)   ~ 

Recreational/Community 

(  NSF  @    $        /NSF)  " 

Other        (  NSF  @  $    /NSF)       - 


Potential  Gross  Income 


18, 

950 

11. 

068 

-0- 

-0- 

-0- 

Return  on  Equity  (%,    $) 

Return  on  Total  Non-Residential  Development  Cost  (%) 
(Net  Income  Available/Total  Costs) 


166,764 


Vacancy  (10  %)  (  16,676  ) 

Effective  Gross  Income  150  ,  088 

Operating  Expenses 

Office  ($       /NSF)  ~°~ 

Retail  ($       /NSF)  -0- 
Recreational /Community 

($       /NSF)  -0- 
Commercial  Parking  ($      /space)    -0- 

Other   ($       /NSF)  -0- 

Total  (   -0-    ) 


Real  Estate  Taxes 

Office  ($  .67  /NSF) 
Retail  ($  1.32  /NSF) 
Recreational /Community 

($  /NSF) 

Commercial   Parking    ($  /space) 

Other      ($  /NSF) 

Total  (    30,018    ) 


Net    Income  Available   for  Debt   and   Return  on  Equity  120,070 


Debt  Service  (9$   on  $2 ,  834 ,  000  for   40   years; 

976        %   debt   service   constant)  (276 ,  598    ) 

Cash  Flow  .  (156,528) 


Form  Approved 
OMB  No.  2502-0029 


US.  DEPARTMENT  OF  HOUSING  AND  URBAN  DEVELOPMENT 
HOUSING-FEDERAL  HOUSING  COMMISSIONER 

APPLICATION  FOR  MULTIFAMILY  HOUSING  PROJECT 


SECTION  A     PROJECT  IDENTIFICATION 


1 .  Name  of  Protect 


Columbia  Point 
Rental  Housing 
1987  Completion 


HUD  Protect  Number 

I  Morrqsqm  Int.  or  Sac  2021 


HUD  Project  Numbef 
(Section  81 


SECTION  B    PURPOSE  OF  APPLICATION 


TO:   The  Assistant  Secretary  for  Housing- Federal  Housing  Commissioner:  Application  is  being  made  pursuant  to  Item  (a):  Q  1,   LJ  2,  LJ  3 
of  Section  M,  Page  3  hereof.  The  undersigned  desire(s)  to  participate,  witn  respect  to  the  Property  and  Program(s)  described  below. Therefore 
t  is  requested  that  you  give  consideration  to  the  information  presented  herein,  for  the  purpose  of  loaning  and/or  approving: 


onsideration  to  the  ml 

m  m  m 


LAMortgage  Insurance    Sectic 

U  a  Feasibility  Letter  (Rehab.)  O  Direct  Loan  Section  202 

□  a  SAMA  Latter  (New  Conn.)  □  Housing  Assi.  Pymnts.  Sec.  8 

□  a  Conditionat  Commitment  LJ  a  Preliminary  Proposal 
LJ  a  Firm  Commitment  LJ  a  Final  Proposal 


Mortgagor 
Financing: 


Db-s 


Mortgage/Loan  Amount:  S. 
Interest  Rate:   Permanent  _ 


PM    D  NP       D  LD 
LJ  Conventional 
Other 

86.000,000 


D  GNMA    22  Bond       D  State  Agency 


SECTION  C     LOCATION  AND  DESCRIPTION  OF  PROPERTY 


2.    Municipality 


3.  County 


4.  State  and  ZIP  Coda 


5.  Congressional  Dist 


6.  Type  of  Project: 

&J  Proposed     LJ  Rehabilitation 

□  Existing Year  Built:  19 

11.  Type  of  Buildings:   LJ  Elevator     LJ 


7.  Number  of  U 
Revenue 


1^36 


Non-Revenue:-   m 


a.  no.  ot 

Buildings 


9.  List  Accessory  Buildings  1 0.  List  Recreation  Facilities 

Area  Sq.  Ft.         Area  Sq.  Ft. 


D  Row  <T.H.) 


Walk  up 
□  Detached    D  Semi-Detached 


12.  No.  of  Stone 


13.  No.  of  Elevators 


1 4.  Type  of  Foundation :  Q  Slab  on  Grade 

□  Crawl  Space   □  Partial  Bsmt.  LJ  Full  Basement 


IS.  Structural  System 


16.    Floor  System 


17.    Exterior  Finish 


18.    Heating  System 


19.  Air  Conditioning  System 


SECTION  O     INFORMATION  CONCERNING  LAND  OR  PROPERTY 


1    Date 

LJ  Acquired 
LJ  Optioned 

/  / 


2.    Price 

□  Purchase 

□  Option 

$ 


3.  Additional  Cost 
Paid  or  Accrued 


4.    Total  Cost 


5.  Outstanding 
Balance 


6.  Relationship  Between  Seller  and  Buyer,  Business. 
Personal  or  Other 


7.  Site  Area 


8.  Zoning  (If  recently  changed,  submit  evidence) 


Sq.  Ft. 


9.  If  leasehold 
show  annual 
ground  rent         $ 


lease  term, 
remaining 
years  ,    .    - 


12-  Special  Assessments 

a.  LJprepayable  LJ  Non-prepayable 

b.  Principal  Balance   S 

c.  Annual  Payment    S 

d.  Remaining  Terms years. 


10.  Off-Site  Facilities: 
Water. 

Paving 

Gas 

Electrical 


Public 

a 
a 
a 
a 
a 


Comm. 

a 
a 
a 
a 
a 


At  Site 

a 

a 
a 
a 
a 


t  from  Site 
ft. 


1 1 .  Unusual  Site  Features 


QNone 
DCuts 

□  Fill 

O  Erosion 

□  other 


LJ  Poor  Drainage 

□  Retaining  Walls 

□  Rock  Foundations 

□  High  Water  Table 


SECTION  E  -  ESTIMATE  OF  INCOME 


Unit  No.  of         No.  of  Units    Living  Area 

Type  Livmg  Units       Assisted  (Sq.  Ft.) 


Composition  of  Units 


n  RentYi) 
(Sec  F-U 


Unit  Rem 
par  Mo.  ($) 


Total  Monthly 
Unit  Rent  IS) 


See  Attachment 


EmployeelsH 
Liv.  UmtslsJi 


2.  TOTAL  ESTIMATED  MONTHLY  RENTALS  FOR  ALL  LIVING  UNITS  S 


.  149.^06 


3.  Number  of  Parking  Spaces 
□   Attended 

Jt  Self  Park 

Total  Spaces 


Parking  and  Other  Incomaj'A/or  Included  in  Rent) 
Open  Spaces _7 20  9%  0 

/3.50 


Covered  Spaces     1280 


Laundi 
Other 


Wi3? 


per  month 
per  month 


94,080 

■s  4,90.1 


Rental 


ftape*  Living  Units  130.67     per  month  ■ 
Bay3ide    A330C.  per  month  -  $   IV  331 

Income  Deficit  FundroTAL  Ar+ciLDfawJcti* 


199,877 


5.  Commercial  Space   (Describe  I 
Area-Ground  Level     8,400 
Other  Levels  , 


28.300 


sq.  ft.  9   I  _ 

sq.  ft.  <9  $ 


per  so.  ft./month  -  I  _ 

per  sq.  rt./monttl  -  S  ft     77T 


TOTAL  COMMERCIAL     S 


13.897 


TOTAL  ESTIMATED  MONTHLY  GROSS  INCOME  AT  100  PERCENT  OCCUPANCY 


1.363.180 


TOTAL  ANNUAL  RENT   (Item  6  timet  12  montht)         %  -\r      O  r  o      1  £fi 


8.  Gross  Floor  Area: 


9.  Nat  Rentable  Residential  Area: 


Sq.  Ft. 


Sq.  Ft 


10.  Net  Rentable  Commercial  Area: 


Sq.  Ft. 


SECTION  F     EQUIPMENT  AND  SERVICES  (Check  Items  Included  in  the  Rent.  Listed  Below) 


Equipment: 

L29  Range  and  Oven 

I I  Microwave  Oven 

LJ4  Refrigerator 

I I  Laundry  Facilities 

KJ  In  Common  Area 
LJ  In  Living  Unit 


□  LU.  Hookuo  Only     □  Other 


E  Carpet 

S  Drapes 

t_J  Swimming  Pool 

KJ  Air  Conditioning  Equip 

XJ  Trash  Compactor 

H  Disposal 


Gas        Elect. 

Oil 

S3  Heat 

D       D 

py 

BQ  Hot  Water 

□       □ 

XJ 

Z\  Cooking 

123  Air  Conditioning 

a  b 

1 1  Lights,  etc.. 

n  Units 

®  Cold  Water 

□  Parking 

□  Other 

SECTION  F-1  •  UTILITIES  (Not  m  Rent) 


PERSONAL  BENEFIT  EXPENSES   (PBE): 
Check  Utilities  and  Services  Not  Included  in  the 

Rent  and  Paid  Directly  by  The  Tenant. 
22  Electricity             □  Heating           □  Gas 
□  Decorating  LJ  Repairs  i .  Water 

Other 


Previous  Edition  it  Obsolete 


HUD-92013  (4-811 


SECTION  O     ESTIMATE  OF  REPLACEMENT  COST 


LAND  IMPROVEMENTS 


Unusual  Land  Improvement! 
Other  Land  Improvements 


TOTAL  LAND  IMPROVEMENTS 


STRUCTURES 


4.  Mam  Buildings  $ 

5.  Accessory  Buildings  $ 

6.  Garage  $ 

7.  All  Other  Buildings  $   

8.  TOTAL  STRUCTURES 

9.  SUBTOTAL  iX/na  3  ptu$  Una  8) 

10.  General  Requirements  (Unm  9  x 

1 1 .  SUBTOTAL   (Unm  9  pfut  Unm  109 


$ 


FEES 


12.  8uild«r's  GkimI  Overhead  (Linm  1 1  x %) 

1 3.  Builder's  Profit  (Linm  1 I  x %) 

14.  SUBTOTAi   ISumot  Unm  II  through  13) 

1 5.  Bond  Premium 

16.  Other  Fen 

17.  ESTIMATEO  TOTAL  COST  OF  CONSTRUCTION 

18.  Architect's  Fm  ■  Design         (Unm  I*  x %) 

19.  Architect'*  Fee-Supervisory  (Linm  14  x %) 

20.  TOTAL  FOR  ALL  IMPROVEMENTS 

(Sum  of  Linmt  17  through  191 

21.  Coif  per  Gross  Square  Foot  $ 

(Unm  20  dioidmd  by  Itmm  8  Smction  £) 

22.  Construction  Time j^*       Months  Plui  2  ■     -^^ 


94.62100C 


$97.37aocx: 


CHARGES  AND  FINANCING  DURING  CONSTRUCTION 


Interest  on  $43,  flQQQQOg  _ 
for         28        Months  $ 

TexM  S 

Insurance  S 

HUO/FHAMtg.  lns.Pre.  1.5%$ 
HUD/FHA  Emm.  Fm  (0.3%)  S 
HUO/FHA  Insp.  Fm  (O.S%!  S 
Financing  Fm  (/..  L»>    S 

FNMA/GNMAFm  I XI     * 

AMPO  (2.0%)     $ 

Contingency  (Smc  202)  1X0%)  $ 
Tltla  and  Recording 


9.030,000 

_A17_JX>0 
^nn.noo 

1-290.000 
218_jD-00 
43JU100 
"i00 


TOTAL  CHARGES  AND  FINANCIN 


*_       361r0Q0 


d.3.806.00(L 


LEGAL.  ORGANIZATION  ANO  AUDIT  FEE 


Legal  $. 

Organization  $ 

Con  Orritication  Audit  Fm  S 


TOTAL  LEGAL.  ORG.  AND  AUOIT  FEE 
Builder's  and  Sponsor'!  Profit  and  Rltk 
Contultam  Fm  (Nonprofit  Onty) 
Supplemental  Management  Fund 
Contingancv  Reserve  (Rmhmbilitmtlon  Only) 
Relocation  Expenses 
Other 
.  TOTAL  ESTIMATED  DEVELOPMENT  COST 
(Unmt  20*34*38  throuoh  441 

.  Land  (tstimmtmd  Mertref  Prlcm  of  Sitm) 

sq.  ft.  9  S par  sq.  ft. 

.  TOTAL  ESTIMATED  REPLACEMENT  COST 
OF  PROJECT  (Linm43oluM  Unm  *« 


$  75.000 
$11,125,00(1 

ll33.000 
$     1,  602,00ft 
*2QQ,Q0Q 
s 

$124.319.00.1 


$124,319,00 


48.  Average  Cott  per  Living  Unit 


93,053 


(Linm  46  dlmiamd  by  Ton!  in  Smc  C  'ram  7) 


SECTION  H  -  ANNUAL  INCOME  COMPUTATIONS 


1.  Estimated  Protect  Grow  Income 
(Unm  7.  Smction  6.  Pwam  1) 

2.  Occupancy  (Entirm  Prormct) 

3.  Effective  Groat  Income  (Linm  I  x  Unm  2J 

4.  Total  Proiect  Expemaa  (Unm  30,  Smction  II 

5.  Net  Income  to  Project  (Unm  3  minut  Unm  4) 

6.  Expeme  Ratio  (Unm  4  dhridmd  by  Unm  3) 


$16,358, 

95.23% 
»15,578, 


160 


222 


s  6.252. OOP 


s  9.326 
40   12 


22  2 


SECTION  I     ESTIMATE  OF  ANNUAL  EXPENSE 


ADMINISTRATIVE 


1 .  Advertising 

2.  Management  Fm  ( %) 

3.  Other 

4.  TOTAL  ADMINISTRATIVE 


OPERATING 


5.  Elevator  Maintenance  Exp.  $ 

6.  Fuel  ■  Heating  $  _ 

7.  Fuel  -  Domestic  Horwater  $  m 

8.  Lighting  and  Misc.  Power  $  _ 
9    Water  S  . 

10.  Gas  I . 

1 1 .  Garbage  and  Trash  Removal  $  _ 

12.  Payroll  $. 

13.  Other  $  . 

14.  TOTAL  OPERATING 


MAINTENANCE 


15.  Decorating  s 

18.  Repairs  * 

17.  Exterminating  $ 

18.  Insurance  S 

19.  Ground  Expense  $ 

20.  Other  $ 

21.  TOTAL  MAINTENANCE 

22.  Replacement  Res.:  New  Const.  -  1. 006 x 
Unm  8.  Smc  G  Tom!  Struct.)  Rehab  - 
(.004  x  Mort/Lomn  Rmqummtmd  in  Smc  M' 

23.  SUBTOTAL  EXPENSES  'ff^,0/ £""  *■  '*■ 

24.  Real  Estate:  Est.  Assessed  Value 
-$ 

at  $ per  $1000-       $ 

25.  Personal  Prop.  Est.  Assessed  Value 
-$ 

ai$ per$10O0-        $ 

$ 

S 

t 


28.  Employee  Payroll  Tax 

27.  Other 

28.  Other 

29.  TOTAL  TAXES 

30. TOTAL  EXPENSES  (Unm  23 glut  Unm  29) 
31 .  Avg.  exp.  per  unit  per  annum  (PUPA) 

(Linm  30  dlridmd  by  TOTAL  Itmm  7  Smc  a 


4,680 


SECTION  J    TOTAL  SETTLEMENT  REQUIREMENTS 


1 .  Development  Costs  (Linm  45.  Smction  G) 
2   Cash  Raq.  for  Land  Debt/Acquisition 

3.  SUBTOTAL  (Unmm  1  glum  21 

4.  Mortgage  Amount  $86.000.000 

5.  Dewtapmertt/Cash  (Unm  3  minus  41  +/— 

6.  Initial  Operating  Deficit 

7.  Discount  Cosa 

8.  Interest  Yield  Costs 

9.  Working  Capital  (2%  of  Morroaoa  Amount} 

10.  Min.  Capital  Investment  /Sac.  202) 

1 1 .  Off-Site  Construction  Com 

12.  Non^ortoaojajble  Relocation  Expanse! 
t3.  Other 

14.  TOTAL  ESTIMATED  CASH  REQUIREO 
(Sum  of  Unm  5  through  13} 


sl24.319.0CJ0 

$ 


sl24.319.0C0 


$  38,319,0q0 

t 

s 

$ 
s 

$  ~ 

$ 

$ 

$ 


FUNDS  AVAILABLE1  F6A  CaSh  REQUIREMENTS 


*  38.319.0(0 


Source  of  Cash; 

»■     Cash 

b. 


$3.219.000 

$ 

$ 

3,7-19-000 

$11,125,000 
b.  Urban  Initia-  10,000,000 
c  UDAG  tive  43,975.000 

SUBTOTAL  (m*b*c)  $35,  100,000 

.  TOTAL  Cash.  Fees  and  Grants 
{Sum  of  /rams  1 S  plus  16) 
NOTE:    Line  1 7  must  ague!  or  exceed  Line  14 


SUBTOTAL  (m*  ft  *c) 
.  Source  of  Fees  end  Grants: 

..  BSPRA    


s38.319.00( 


HUD-92013  (4^1) 


■2- 


SECTION  E  -  ESTIMATE  OF  INCOME  -  1987  DOLLARS 


Unit 
Type 

MO    OT        i    No    Ol  units  i    Living  Mrea                                            ->.                                                                                                           |  .  r  uc  .*yi 

Living  Umtsl       Assisted      I     (Sq.  Ft.)     i                                         Composition  of  Units                                           l","*     , 
"                                                                                                                                                                                                         (Sec.  ^-/J 

per  Mo.  (St 

Total  Month  v 
Unit  Rent  1S1 

H TfiH- RISE   TOWERS, 

1 

BUILDINGS   A,    B.    D    (792   units) 

o«*u-                                               18    low- income      2  7 
1RR  ;  312                     690                                           794  markPr 

132 
900 

2376 
264600 

_TRR    i  4.80        ! 

63    low- income      37 
900                                             417  market 

123 
1213 

7749 
■snsa?i 

i                                                                      1              1 
1                                                                      i              i 

MIDrft 

rSE   ELDERLY. 

BUILDINGS. 7   &   10    C70   units) 

i 

1BR 

66 

650 

900 

38   low- income 
78   marker. 

27 

132 
839 

5U16 
23492 

7RR 

4 

2    low- income 

........                                            7    Tnarkpl- 

37 

123 
1158 

246 
2316 

MTD-R 

rSF    T.D 

"ATT  ON 

WITH  -I 

850- 

1100 

OWNHOTTSF.       RITTLDINGS    12       1  7       E 

&-F-CL5 

7  unit 

s) 

2BR 

32 

15   Tow- income 
17   market 

37 

123 
1194 

1845 
20298 

?RR 

85 



970- 

fflfc 

izao 

5    low- income 
Duplex          _ .80-market     ... 

Townhouse                         7    market 

37 

123 
1274 

1531 

615 
101920 

3062.. 

9042 

2BR 

2 

3RR 

6 

1158- 

1  inn 

DiipIpx                              6   market 

1507 

1RR 

"*? 

1553 

16    low- income 
Townhouse                       16    markpf- 

45 

114 
_16.05 

1824 
25680 

IN  FAM 

800 

ILY   AREAS,    BUILDINGS   5 ,    2___(aZ 

9    marker. 

8820 

MLI>R] 
1BR 

SE  L0( 

9 

IATION 

_uni_ts.] 

1 

980 

-  7RR 

21 

linn 

2    low- income 
19   market 

37 

123 
1348 
"123 
.1470, 

1458 
114 

17.64 

246 

25612 

492 

..  47Q4D 

2916 
223 

_-._15.y2_ 

1368 
7056 

"  2RR 

36 

1200 

4  low- income 
Duplex                          32  market 

37 

"  2BR 

2 

1100- 

1280 

Townhouse                      2   market 

~45_ 
"  '45" 

"  3BR 

3 

1300 

2    low- income 
Duplex                             1  market 

12    low- income 
rownhouse                       4  market 

3BR 

16 

1300- 
1550 

LOW-  R] 

SE,    Bt 

IILDING 

S,    G, 

i,    I,    J,    K,    L,    M,    N,    0,    P    (230 

units 

2BR 

18 

967 

18  market 

1188 

21384 

3BR 

74 

990 

72    low- income 
duplex                              7   market 

45 

114 
1213 

8208 
2426 

3BR 

41 

1140- 
1200 

17    low- income 
Townhouse                     24  market 

45 

114 
1421 

1938 
34104 

4BR 

65 

1240- 
1620 

Townhouse                     65    low- income 

53 

107 

6955 

5BR 

25 

1450 

Townhouse                     25    low- income 

60 

99 

2475 

6BR 

7 

2195 

Townhouse                       7    low- income 

67 

92 

644 

TOTALS    : 

2    TOTAL  ESTIMATED  MONTHLY   RENTALS  FOR  ALL  LIV1N 

3  UMTS    S 

1149406 

SECTION  E  -  ESTIMATE  OF  INCOME  -  CURRENT  DOLLARS 


Unit 
Tvpe 

No.  of         No.  of  Units 
Living  Units        Assisted 

Living  Area 
ISq.  Ft.l 

Composition  of  Units 

PBE  Not     i 
in  Rent  IS! 
•  ISec.  F-U 

Unit  Rent 
per  Mo.  IS) 

TOT3I   Montn  v 

Un.t  Rent  IS. 

HTGH-RISE   TOWERS, 

BUILDI 

640- 
690 

NGS   A,    B.    D    (792   units)                  ! 

1RR    ;    312 

18    low- income     22         108 
294  market                           735 
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Design  Concept 


SITE  DESIGN 


Columbia  Point  is  one  of  the  most  prominent  waterfront  sites 
outside  of  Boston  Inner  Harbor.   Columbia  Point  is  also  one 
of  the  most  graphic  examples  of  decayed  subsidized  housing 
in  the  country.   Isolated  and  neglected,  the  impact  of  this 
image  overwhelms  the  public  and  dictates  a  negative  reaction 
to  simple  mention  of  the  words  "Columbia  Point".   Viewed 
objectively,  however,  the  site  has  substantial  assets  not 
available  in  most  areas  of  the  city. 

Columbia  Point  has : 

immediate  waterfront  accessibility. 

convenient  auto  and  transit  access. 

dramatic  views  ranging  from  the  Boston  Skylines  to 

the  Blue  Hills  of  Canton. 

It  is  also  contiguous  to  major  regional  resources  including, 
University  of  Massachusetts,  the  Kennedy  Library,  the  Bayside 
Exposition  Center,  and  the  proposed  State  Archives  Building. 
Other  regional  employers  nearby  include  the  Boston  Globe  and 
the  First  National  Bank. 

While  the  site  does  have  these  advantages,  its  recent  history 
has  created  a  poor  public  image  of  Columbia  Point.   Consequently, 
the  special  challenge  of  this  project  is  to  eliminate  this 
negative  perception  and  create  a  new  environment  which 
builds  on  the  numerous  assets  of  this  unique  location.   This 
change  in  image  is  essential  not  only  for  the  benefit  of  the 
current  residents,  but  also  to  attract  the  lively  mix  of 
incomes,  professions,  and  families  which  will  provide  the 
energy  for  a  new  Columbia  Point  Pennisula. 

This  change  of  image  affects  all  aspects  of  the  design  and 
creates  a  framework  which  governs  all  decisions  from  site 
planning,  organization  and  circulation  to  the  design  of 
existing  and  new  buildings.   Simultaneously,  cost  dictates 
the  necessity  of  partially  retaining  the  infrastructure 
provided  by  existing  buildings  and  utilities  while  effecting 
the  image  transformation.   The  major  components  of  the  new 
Columia  Point  reflect  interrelated  criteria  and  design  goals 
which: 


reduce  the  sense  of  mass  and  physical  enclosure 
from  on  and  off  the  site 

increase  waterfront  accessibility 

maximize  the  reuse  of  existing  buildings  in  a  new 
context 

respond  to  environmental  orientation 

create  identifiable  sub-neighborhoods  within  a 
cohesive  development  community 

distribute  and  focus  passive  and  active  recreation 
amenities 

provide  a  heirarchy  of  vehicular  and  pedestrian 
circulation  routes  within  the  site  which  tie  to 
other  urban  and  regional  systems 

create  a  new  physical  image 

The  integration  of  these  goals  into  a  single  design  frame- 
work will  transform  the  perception  of  Columbia  Point  to 
allow  it  to  realize  its  inherent  potential. 


Reduction  of  Mass 

The  major  visual  impact  of  the  existing  Columbia  Point  is 
its  physical  density.   Viewed  from  the  water  or  University 
of  Massachusetts,  the  buildings  telescope  together  to  create 
the  impression  of  a  wall.   On  the  site  there  are  few  views 
out,  as  buildings  close  on  each  other  due  to  their  rotated 
geometry  and  staggered  siting.   Although  the  water's  edge  is 
only  several  hundred  feet  away,  only  the  buildings  on  the 
east  perimeter  sense  its  proximity.   Mid-rise  buildings  cast 
shadows  across  the  site  to  the  next  mid-rise  structure  so 
that  one  perceives  the  project  as  a  series  of  dark  canyons. 

Selective  removal  of  existing  structures  and  careful  location 
of  new  buildings  will  create  view  corridors  through  the 
site,  reducing  its  mass  as  seen  from  the  outside,  allowing 
visual  connection  to  the  water  from  the  neighborhoods  and 
the  main  circulation  paths.   The  thinning-out  of  structures 
in  the  central  spine  will  increase  the  penetration  of  light 
and  eliminate  the  tight  shaded  canyons.   The  development 
will  no  longer  appear  as  a  wall  but  will  be  articulated  by 
corridors  of  view  and  movement  which  reinforce  its  planning 
framework . 


Axial  Views  (Primary) 
Vistas 


VIEW  CORRIDORS 


"Him Him     Harbor  Walk  . 

..-.._.     Site  Access  to  Water 


WATERFRONT  ACCESS 


Waterfront  Accessibility 

Having  increased  the  perception  of  the  water's  proximity  it 
is  important  to  strengthen  its  accessibility.   The  primary 
circulation  paths  terminate  at  the  water's  edge,  providing 
easy  access  to  a  waterfront  walk  which  links  to  similar 
walkways  at  the  Kennedy  Library  and  University  of  Massachu- 
setts.  Direct  access  is  also  provided  from  the  town  center 
and  the  town  house  family  neighborhoods. 

While  increased  accessibility  is  a  major  design  component, 
it  is  not  enough;  the  waterfront  must  be  perceived  as  being 
secure  and  well  surveilled.   Therefore,  additional  housing 
and  active  recreation  areas  are  located  near  the  waterfront 
to  promote  a  level  of  intensity  of  use  and  visibility  which 
will  insure  the  safety  of  residents.   The  water  will  be  the 
front  yard  of  the  development,  not  the  back  lot  as  it  exists 
today. 

The  introduction  of  water  elements:   wading  pool,  reflecting 
pool  and  fountain  into  the  town  center  further  reinforces 
the  importance  and  continues  the  theme  of  the  water  as  an 
asset  of  the  site. 


Reuse  of  Existing  Buildings 

The  site  plan  endeavors  to  reuse  the  maximum  number  of 
existing  buildings  while  reducing  the  mass  and  increasing 
the  waterfront  access.   It  also  normalizes  the  building's 
relationship  to  the  primary  movement  patterns,  thus  reinforcing 
the  streetscape.   Selective  demolition  is  required  to  address 
the  issue  of  image  and  provide  the  basis  for  the  framework 
of  the  new  context.   Wherever  possible,  the  pilings  of 
demolished  buildings  are  reused  as  part  of  the  structural 
foundations  of  new  construction.   In  some  cases  complete 
demolition  and  reuse  of  pilings  is  more  cost  effective  than 
selective  hand  demolition  of  upper  floors  of  buildings. 

Existing  buildings  which  remain  must  also  undergo  the  same 
level  of  image  transformation  required  for  the  site.   These 
structures  cannot  retain  the  aura  of  public  housing  built  in 
the  1950 's  but  must  complement  their  designated  reuse  and 
rental  market.   The  low  rise  structures  are  reused  as  townhouses 
and  their  design  expresses  the  individual  addresses  similar 
to  that  of  row  houses  in  Bay  Village,  Philadelphia,  or 
Baltimore.   The  mid-rises  are  paired  with  new  towers  or 
townhouses  to  integrate  their  form  into  a  new  sub-neighbor- 
hood context  and  reduce  their  impact  as  large  scale,  repeti- 
tive isolated  forms. 


EXISTING  BUILDINGS 
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Passive  Recreation 
Active  Recreation 


RECREATION  AMENITIES 


In  both  building  types,  the  forms  are  simpilified  by  removal 
of  wings  which  are  not  usable  for  the  layout  of  efficient 
apartments.   This  further  reduces  visual  obstructions  and 
reinforces  the  openness  of  the  site. 


Environmental  Orientation 

The  wall  of  existing  mid-rise  buildings  running  northwest/ 
southwest  through  the  site  throws  a  substantial  portion  of 
the  development  in  shadow.   The  existing  rotated  buildings 
and  apartment  layouts  create  a  large  number  of  units  with 
substantial  northern  exposure,  exposing  them  to  the  prevail- 
ing winds  without  the  benefit  of  direct  sun,  even  at  the 
upper  floors.   Shadowed  open  space  between  buildings  is 
little  used. 

The  reduced  density  of  buildings  in  the  proposed  scheme, 
especially  through  the  center  of  the  site,  allows  maximum 
sunlight  into  the  public  outdoor  spaces.   Taller  buildings 
are  held  at  the  edges  so  that  no  portion  of  the  site  is 
shaded  for  the  entire  day.   The  use  of  townhouse  and  duplex 
apartments  allows  all  low  and  mid-rise  units  to  enjoy  through 
exposure  both  for  sunlight  and  cross  ventilation.   Court- 
yards between  buildings  will  have  substantial  light,  encourag- 
ing their  use  and  transformation  to  a  focus  of  the  sub- 
neighborhoods.   Buildings  and  extensive  planting  at  the 
northwest  edge  of  the  site  will  break  the  prevailing  winds, 
also  encouraging  greater  pedestrian  use  of  the  town  center 
and  other  outdoor  spaces. 

Increased  sunlight,  reduced  winds,  direct  water  views, 
neighborhoods  and  activity  centers  will  work  in  concert  to 
create  an  animated  and  active  open  space  system  through  the 
project  and  at  the  water's  edge. 

Nodal  Development 

Unlike  the  existing  Columbia  Point,  which  offers  few  services 
or  activity  centers,  the  proposed  development  will  establish 
a  network  of  activities  throughout  the  complex.   The  town 
center,  easily  accessible  especially  to  the  elderly,  will 
provide  limited  commercial  space,  social  services,  management 
offices  and  day  care  facilities.   This  focal  point  will 
serve  as  a  symbolic  town  green  which  will  provide  an  internal 
identity  to  the  development.   Specific  sub-areas  will  work 


off  this  center  linking  additional  recreation  spaces  targeted 
to  the  needs  of  individual  neighborhood  populations  including : 
playfields,  tennis  courts,  swimming  pools,  sailing  and  tot 
lots . 

The  main  entrance  and  primary  circulation  paths  focus  on  the 
center  and  its  relationship  to  the  water.   The  mam  pedestrian 
axis  crosses  the  "town  green"  and  reinforces  the  visual  link 
to  the  Kennedy  Library.   The  concentration  of  activity, 
circulation,  real  and  symbolic  linkages  to  the  water  and 
accessibility  will  create  a  vibrant  center  for  the  entire 
revitalized  development. 

Recreation  Space 

The  mix  of  recreation  spaces  ranges  from  private  yards  for 
family  townhouses,  to  public  pools,  tennis  courts  and  a 
playing  field  for  the  entire  complex.   The  distribution  ot 
recreation  activities  will  insure  general  use  of  the  site 
while  providing  specific  ammenities  associated  with  each 
sub- area. 

Development  along  the  waterfront  will  include  a  continuation 
of  the  path  system  from  the  University  of  Massachusetts  tor 
walking/biking  and  seating  areas.   Separate  development  will 
provide  integration  of  a  dock/marina  facility  to  further 
animate  the  waters  edge  and  create  an  additional  ammenity 
for  the  residents.   Through  a  separate  access,  the  marina 
and  restaurant  will  also  be  accessible  to  the  public, 
complementing  the  intensity  without  compromising  the  privacy 
of  the  development. 

Individual  yards  and  adjacent  open  play  areas  allow  supervision 
of  children  from  the  family  units  and  create  an  internal 
orientation  which  reinforces  the  sub-neighborhood  identities. 
The  proximity  of  the  elderly  building  to  the  town  center 
allows  the  residents  to  view  the  activity  without  being 
disturbed  by  it.   Day  care  facilities  and  multi-service 
spaces  located  in  the  town  center  will  draw  residents  from 
the  entire  complex,  further  enhancing  its  function  as  a 
central  node. 

Tower  residents  will  be  drawn  to  specific  recreational _ 
facilities  with  controlled  access  such  as:   pool,  tennis, 
exercise  rooms,  etc.   Integrated  on  the  garage  decks  and  in 
the  area  between  the  waterfront  towers,  these  activities 


will  provide  greater  surveillance  for  the  waterfront  without 
compromising  the  desired  privacy  of  the  tower  residents. 
More  limited  facilities  will  be  provided  at  the  towers  along 
Mt.  Vernon  Street  where  the  need  for  public/private  interplay 
is  less  desireable. 


Circulation  Heirarchy 

The  site  is  structured  around  two  major  circulation  systems: 
(1)  vehicular,  which  defines  major  and  minor  moves  while 
reinforcing  the  identity  of  sub-neighborhoods,  and  (2) 
pedestrian,  which  connects  the  neighborhoods  and  recreation 
areas  through  the  central  axis  and  links  to  the  waterfront. 

Restricting  access  through  the  main  entrance  will  increase 
the  security  of  the  complex.   The  east-west  boulevard  links 
the  towers  past  the  town  center  through  a  direct  route  which 
will  handle  the  majority  of  cars  without  impact  on  family 
areas.   Off  this  entrance  and  boulevard,  local  streets  also 
circuiting  the  center  and  open  spaces  allow  access  to 
individual  neighborhoods  and  parking  courts.   Traffic  circles 
are  used  to  reduce  speed  of  moving  traffic  and  resolve 
awkward  intersections  caused  by  the  inherent  geometry  of  the 
existing  structures  which  are  maintained.   Parking,  when 
provided  along  the  streets,  is  defined  by  rows  of  trees  and 
parking  medians  which  segment  it  from  the  travel  lanes.   As 
such,  it  is  possible  to  locate  parking  in  immediate  proximity 
to  units  and  avoid  the  need  for  larger  intrusive  parking 
lots.   Indoor  parking  is  provided  in  garages  in  each  tower's 
base  and  will  also  serve  the  mid-rises  with  which  they  are 
coupled. 

Secondary  access/exit  from  the  complex  is  provided  through 
gates  which  offer  security  while  allowing  limited  controlled 
access  to  areas  with  larger  numbers  of  children. 

Pedestrian  circulation  is  a  primary  means  of  linking  the 
sub-neighborhoods  with  each  other,  the  center,  recreation 
facilities  and  the  waterfront.   Working  off  a  spine  that 
visually  terminates  at  the  Kennedy  Library,  residents  will 
be  able  to  orient  to  and  make  use  of  site  amenities  without 
the  use  of  a  car.   Bridging  the  spine  northwest  of  the 
center,  the  elderly  building  is  integrated  into  it  while 
simultaneously  defining  a  separation  between  residential  and 
non-residential  areas. 


«.««.<_«.  Primary 

vxx^vx  Secondary 

iiiiiiiii mm Neighborhood 

Transit  Bus  Loop 


VEHICULAR  CIRCULATION 


Transit  accessibility  will  be  improved  by  the  modernization 
of  the  Kennedy  Library/University  of  Massachusetts  station 
with  provision  for  a  Braintree  train  platform.   Shuttle 
buses  circulating  from  the  station  around  the  town  center 
can  provide  a  vital  link  to  the  regional  system.   Improved 
Southeast  Expressway  access  and  the  tie-in  of  Mt.  Vernon 
Street  to  the  traffic  system  on  the  rest  of  the  peninsula 
will  eliminate  the  vehicular  isolation  of  the  residential 
community. 


New  Image 

The  total  of  all  these  goals  is  not  only  intended  to  create 
a  lively  mixed  residential  community  whose  quality  of  life 
will  be  an  attraction  to  its  rental  market,  but  also  to 
transform  the  image  of  what  is  called  Columbia  Point  so  it, 
like  the  South  End,  Fort  Point  Channel  and  Charles  town  can 
take  its  place  among  Bostons  vibrant  neighborhoods.   While 
the  basic  environment  and  infrastructure  in  these  areas  has 
been  held,  the  image  change  has  been  effected  by  a  return  to 
its  historical  character.   At  Columbia  Point  the  underlying 
character  is  that  of  a  housing  project,  requiring  the  changes 
and  restructuring  as  previously  discussed.   The  potential, 
however  is  the  same. 

The  controlled  entry,  water  accessibility,  site  ammenities 
and  improved  environmental  orientation  will  contribute  to 
this  change.   New  buildings  coupled  with  the  old  and  a  re- 
definition of  existing  building  form  will  combine  with  these 
to  make  the  existing  Columbia  Point  a  historic  memory  as  is 
the  Boston  Waterfront  of  the  1960's. 


BUILDING  RE -USE  PROGRAM 


As  noted  in  the  discussion  of  SITE  DESIGN,  the  scheme 
endeavors  to  retain  and  reuse  as  many  buildings  as  possible 
while  effecting  a  significant  image  transformation.   The 
physical  characteristics  of  these  buildings  must  reflect 
this  new  image  by  employing  visual  characteristics  which 
integrate  the  new  structures  with  the  old.   Each  building 
type  must  acknowledge  the  identity  and  needs  of  its  occupants 
and  simultaneously  reinforce  the  overall  design  framework  of 
the  development. 

Low  Rise  Buildings 

Family  housing,  inherently  demands  direct  access,  both 
private  and  public,  to  exterior  spaces.   Neighborhood 
identity  coupled  with  the  individual  identity  of  private 
addresses  strengthens  the  context  of  the  family  development. 
The  existing  low-rise  buildings  in  the  northwest  area  of  the 
site  afford  the  opportunity  to  establish  these  characteristics. 
Conversely  those  along  Mt.  Vernon  Street  due  to  their  tight, 
rotated  relationship  to  the  street,  present  little  opportunity 
to  develop  the  kind  of  closure  and  identity  fundamental  to 
the  family  development  concept. 

The  buildings  in  the  Monticello/Montpelier  area  allow  for 
east  of  vehicular  access  from  secondary  streets,  minimizing 
conflict  between  cars  and  children  living  in  the  neighbor- 
hoods.  Organized  around  parking  courts,  these  neighborhoods 
also  avoid  through  traffic.   These  landscaped  courts  not 
only  provide  adequate  visitor  and  guest  parking,  but  also 
serve  as  a  neighborhood  focus  in  much  the  same  way  as  Louisburg 
Square  or  Union  Park.   This  internal  public  focus  also 
establishes  a  greater  sense  of  security,  real  and  perceived, 
through  the  large  number  of  "eyes"  overlooking  the  single 
space. 

Private  outdoor  space  is  located  behind  each  unit  with 
direct  access  from  individual  living  areas.   These  "backyards", 
which  are  grade  separated  and  defined  by  landscaping  or 
fences,  provide  secure  play  area  for  young  children.   To  the 
extent  possible,  these  back  yards  are  contiguous  with  larger 
open  spaces  or  recreational  facilities  for  use  by  and  super- 
vision of  older  children  or  teenagers.   The  larger  family 
units  in  this  area  of  the  site  have  the  most  immediate 
access  to  the  swimming  pool,  tennis  and  basketball  courts. 


The  existing  three  story  brick  buildings,  in  organization, 
form  and  articulation,  are  typical  of  public  housing  built 
in  the  1950' s,  an  image  which  has  become  synonymous  with 
subsidized  housing.   Residents  enter  through  common  lobbies 
and  proceed  to  undifferentiated  units.   There  is  no  sense  of 
individual  identity  or  "turf".   The  numerous  jogs  in  the 
building  form  frustrate  surveillance  and  visibility  through- 
out the  site. 

The  proposed  design,  within  the  constraints  of  existing 
structure  and  fenestration,  selectively  removes  unnecessary 
wings  of  the  buildings  and  converts  each  block  of  anonymous 
flats  into  rows  of  individual  townhouses.   Each  townhouse, 
designed  with  its  own  front  stoop  on  the  court,  consists  of 
three  living  floors  and  a  basement.   Each  has  a  private  yard 
in  back  and  parking  available  directly  in  front. 

Through  modulation  of  the  facade  --  selective  veneer  and 
ornamental  applications,  elongated  living  room  windows , 
cornice  variations,  etc.  --  each  unit  is  established  as  an 
individual  address  accommodating  units  with  three  and  six 
bedrooms . 

Integration  in  the  facade  design  of  materials  and  articu- 
lation used  in  the  new  buildings ,  will  unify  the  visual 
characteristics  of  the  development.   Portions  of  the  exist- 
ing brick  facades  will  be  maintained  as  one  of  the  stacked 
townhouse  components.   Cornice,  ornamental  details  and 
fenestration  patterns  will  be  consistent  between  re-used  and 
new  low-rise  structures.   Materials  and  colors  used  in  dif- 
ferentiating the  vertical  townhouse  expression  will  be 
carried  into  the  mid-rise  and  high-rise  buildings,  insuring 
a  visual  unity  without  the  pitfall  of  monotony. 

In  order  to  insure  a  complete  mix  of  family  sizes,  the  units 
at  the  elbow  between  the  two  arms  of  the  building  are  main- 
tained as  two  bedroom  flats  with  a  shared  yard  in  the  ex- 
terior space,  defined  by  the  elbow.   The  integration  of  a 
range  of  unit  types  and  provision  of  market  level  family 
units  in  excess  of  the  number  required  to  re-house  existing 
residents  will  create  a  heterogeneous  urban  neighborhood 
whose  character,  both  physical  and  social,  recalls  that  of 
restored  communities  in  Baltimore,  Philadelphia  and  Boston's 
South  End. 


Town  Center 

The  successful  implementation  of  the  "town  center"  will  be 
a  key  factor  in  successfully  changing  the  image  of  Columbia 
Point.   Not  only  will  it  provide  a  set  of  non-residential 
amenitites  vital  to  the  realization  of  the  project,  but  it 
will  incorporate  the  reuse  of  buildings  which  currently 
function  as  a  negative  focus  of  the  project.   The  boiler 
plant  with  its  stack,  located  at  the  heart  of  the  site,  is 
one  of  the  few  buildings  which  breaks  the  existing  monotony 
of  repetitive  residential  structures.   However,  it  also 
blocks  visual  penetration  of  the  center  of  the  site  on  an 
axis  which  would  otherwise  focus  on  the  Kennedy  Library,  a 
major  symbol  of  the  rejuvination  of  the  Peninsula. 

While  the  boilers  are  in  sound  operating  condition,  it  is 
believed  that  the  steam  system  is  inappropriate  for  use  in 
this  housing  program.   Its  location  lends  itself  as  the 
center  for  activities  which  benefit  the  entire  development. 
Through  selective  demolition  and  renovation,  the  Day  Care 
and  Youth  Service  Center  will  be  located  here  to  create  a 
highly  visible  node  of  activity  which  will  animate  the 
center  during  the  day.   Removal  of  a  portion  of  the  building 
will  allow  continuous  pedestrian  access  via  a  central  spine 
throughout  the  site. 

Building  8,  with  demolition  of  its  extreme  wings  will  provide 
commercial  and  office  space  to  serve  the  residents.   Located 
with  convenient  access  to  the  elderly  building,  parking  and 
transit  links,  and  further  enlivened  with  the  introduction 
of  water  and  landscaping,  its  plaza  can  become  a  major  point 
of  interaction  between  all  residents  of  the  site. 

Handicapped  accessibility  will  be  provided  for  all  major 
functions  in  the  town  center. 


Mid-Rise  Buildings 

The  existing  mid-rise  buildings  are  characterized  by  many  of 
the  problems  inherent  in  the  low  rise,  especially  an  over- 
whelming image  of  public  housing.   Their  mass  and  siting, 
primarily  down  the  center  of  the  project,  make  them  visually 
meld  into  an  impenetrable  wall.   However,  they  do  represent 
an  opportunity  to  accommodate  a  large  number  of  units  at  a 
lower  cost  per  square  foot. 


To  reconcile  these  conflicting  attributes,  the  proposed 
development  reuses  50%  of  the  mid-rise  structures  by  joining 
them  with  major  components  of  the  new  construction  to  meet 
the  desired  unit  count  and  mix.   Typically  grouped  in  a  pair 
with  new  structures,  either  townhouse  or  tower,  the  mid- 
rises  draw  elements  of  design  from  each  and  become  a  critical 
link  in  the  visual  relationship  among  these  otherwise  disparate 
buildings.   Their  coupling  with  new  buildings  allows  the 
creation  of  mixed  sub-neighborhoods  around  a  common  court. 
Selective  demolition  of  whole  buildings  or  wings  is  necessary 
to  accomplish  the  overall  image  change  and  characteristics 
of  the  site  previously  described.   Demolition  of  building 
wings  also  removes  floor  areas  which  would  result  in  awkward 
living  units. 

The  use  of  a  basic  palette  of  materials  and  articulation 
allows  the  mid-rise  to  work  comfortably  in  both  situations 
and  reinforce  the  inherent  qualities  of  each. 

The  internal  organization  of  the  mid-rise  buildings  focuses 
on  the  creation  of  ground  related  duplex  townhouses  on  the 
lower  floors,  providing  private  yards  and  addresses  for 
family  units  without  conflicting  with  the  access  to  the 
upper  story  2  bedroom  units.   Similar  to  the  low-rise  town- 
houses,  these  units  have  parking  directly  in  front.   Here, 
however,  the  private  yard  is  in  the  front  with  the  shared 
court  in  the  rear.   Typically  three-bedroom  units,  these 
townhouses  will  sustain  the  animation  and  family  distribu- 
tion throughout  the  site  while  providing  the  individual 
identity  and  outdoor  space  desired  for  each  unit. 

The  upper  6  floors  (5  existing,  1  new)  are  comprised  pri- 
marily of  two-bedroom  duplexes  between  the  cores  with  access 
by  corridors  on  alternate  floors.   The  area  beyond  the  cores 
is  used  for  two-bedroom  flats  on  each  floor  with  access 
directly  at  the  core.   The  duplex  with  end  flat  organization 
allows  all  units  the  opportunity  of  through  ventilation  and 
views  and  reduces  the  amount  of  public  area  to  be  supervised 
and  maintained. 

The  corridors  and  apartment  service  elements  (bathrooms  and 
kitchens)  are  on  the  courtyard  face  of  the  structure  to  pro- 
vide maximum  view  and  openness  from  the  living  spaces  oriented 
toward  the  central  spine  of  the  project.   The  court  face  of 
the  mid-rise  is  clad  in  color  bands  which  generate  from  the 
linear  corridors  and  the  desire  to  provide  an  articulation 
of  the  facade  to  break  up  air  movement  down  this  face  to 


the  court  below.   Similar  material  and  detail  treatment  will 
carry  across  the  top  to  enclose  the  new  construction  between 
cores  and  cap  the  building  to  carry  the  bands  expressed  on 
the  court  facade  to  the  top  of  the  front  facade.   The 
remaining  facade  areas  retain  the  existing  brick  with  punch- 
out  windows  giving  greater  articulation  and  interest  to 
these  elevations  and  tying  it  to  the  visual  character  of  the 
townhouses  below  and  elsewhere  on  the  site. 

The  central  knuckle  of  these  buildings,  where  the  core  is 
removed,  will  be  opened  as  a  pass  through  giving  access  to 
the  court  at  the  townhouse  floors.   On  the  upper  corridor 
floors  this  area  will  be  used  for  laundry  facilities  and 
common  lounges.   Elevators  will  be  retained  at  the  existing 
end  cores  which  will  link  to  the  parking  garage  for  direct 
access  by  residents  to  their  cars.   Ground  floor  lobbies  are 
entered  from  the  court  to  maintain  separation  from  the 
townhouse  front  yards. 

The  elderly  building,  formed  by  linking  portions  of  build- 
ings 7  and  10  will  be  developed  from  the  same  vocabulary, 
maintaining  its  image  within  the  complex.   Open  space  at  the 
base  will  allow  outdoor  seating  areas  which  participate  in 
the  central  pedestrian  spine  which  passes  below  the  link 
between  the  two  buildings. 

The  dramatic  interplay  of  new/old,  high-rise/low-rise  expres- 
sions enables  the  mid-rise  buildings  to  unify  the  new  develop- 
ment as  emphatically  as  they  now  divide  the  old  one. 


NEW  BUILDING  PROGRAM 

The  final  design  intent  is  the  integration  of  new  construction 
into  the  overall  plan  and  context  of  the  site.   New  low- 
rise  and  mid-rise  buildings  will  be  designed  within  the 
vocabulary  used  to  transform  the  existing  structures.   New 
mid-rise  structures  will  also  fit  the  basic  patterns  of  the 
plan  and  mix  of  units  --  (three-bedroom  townhouses  at  the 
base,  two-bedroom  skip-stop  duplexes  above),  new  low-rise,  a 
mix  of  four-  and  five-bedroom  townhouses ,  and  stacked  three- 
bedroom  duplexes  deliberately  sited  to  distribute  large 
family  units  throughout  the  site.   The  upper  duplexes  have 
direct  street  entry  via  internal  stairs  leading  from  a  pair 
of  units.   Visible  play  areas  are  available  to  the  upper 
units  in  adjacent  large  open  areas.   Private  yards  are 
provided  to  the  lower  units. 

The  four  new  towers  and  parking  garages  are  coupled  with  new 
or  reused  mid-rises  to  set  the  tone  of  formal  integration  of 
the  old  and  new  Columbia  Point.   Garages  at  the  base  of  the 
towers  accommodate  320  cars  to  provide  adequate  indoor 
parking  for  each  building  pair.   On  Mt.  Vernon  Street,  these 
garages  are  flanked  by  three-  and  four-bedroom  townhouses, 
to  reduce  their  impact  on  the  street  and  to  set  the  design 
image  at  the  first  encounter  with  the  site. 

The  tower,  rotated  to  the  geometry  of  the  existing  site, 
stands  above  the  recreational  deck  on  the  garage.   Clad  and 
banded  in  response  to  the  flanking  court-side  design  of  the 
mid-rise,  the  windows  toward  the  court  are  recessed  to  break 
up  the  wind  shear  along  its  face.   The  other  faces  have  a 
flush  skin  which  continues  the  banding  as  an  articulation  of 
color  to  reduce  the  perceived  vertical  scale  of  the  towers. 

Typical  tower  floors  have  a  mix  of  6  two-bedroom  and  4  one- 
bedroom  units.   Each  floor  is  provided  with  a  laundry  room. 
Double  height  spaces  at  the  top  of  each  tower  will  provide 
community  facilities  for  use  by  residents:   function  room, 
health  club,  etc.   The  pair  of  towers  at  the  water's  edge 
also  incorporate  a  complex  of  tennis  courts,  pool  and  decks 
to  increase  the  vitality  and  security  of  the  water. 

The  reshaped  site  plan  and  transformation  of  existing  build- 
ings establish  a  new  image  of  the  Columbia  Point  complex 
from  within.   The  towers  reinforce  the  new  internal  spine 
that  terminates  at  the  Kennedy  Library  and  visually  organizes 
the  complex  and  creates  a  new  vista  of  the  Columbia  Point 
Peninsula  from  the  Harbor,  downtown  Boston  and  the  University 
of  Massachusetts.   The  careful  integration  of  new  and  existing 
structures  into  a  transformed  and  revitalized  landscape  will 
provide  the  physical  bridge  between  Columbia  Point  as  originally 
planned  and  the  new  community  which  is  the  object  of  this 
process . 


SPECIFIC  DESIGN  RESPONSES 

In  order  to  achieve  its  intended  level  of  success,  the 
design  must  respond  to  several  key  issues: 

Create  a  cohesive  mixed-income  community,  suitable 
for  family  living 

Provide  private  internal  access  to  open  space  and 
recreational  facilities 

Integrate  into  the  context  of  the  Peninsula  and 
the  fabric  of  the  City 

Provide  for  residential  and  site  security 

Mixed  Income  Family  Community 

The  design  provides  for  a  mix  of  family  sizes  and  incomes  in 
all  areas  of  the  development.   Larger  families  are  incorporated 
in  buildings,  new  and  re-used,  throughout  the  site.   Adequate 
units  are  provided  to  accommodate  market  level  mix.   Family 
units,  as  previously  noted,  are  located  near  open  space  or 
recreation  facilities  with  sub-neighborhood  ammenities 
occurring  in  all  areas  of  the  site. 

In  all  cases,  family  units  have  direct  ground  access  without 
relying  on  public  internal  circulation  spaces  (elevators  or 
corridors) .   One  and  two-bedroom  units  have  separate  building 
access  in  the  mid-rise  buildings.   The  high-rise  buildings 
have  separate,  controlled  lobbies  to  insure  residential 
security  and  privacy. 

Convenience,  quality  environment,  waterfront  access  and 

views,  and  recreational  ammenities  provide  a  draw  for  middle/upper 

income  residents.   The  combination  of  these  qualities  is 

rare  in  developments  within  easy  access  to  the  center  city. 

Combined  with  the  development's  security  and  ease  of  parking, 

these  assets  will  make  Columbia  Point  a  desirable  location 

for  residents  of  all  income  levels. 

The  town  center  recreation  facilities  and  waterfront  areas 
provide  space  and  activities  which  can  be  shared  by  all 
residents,  while  allowing  the  maintenance  of  sub-neighborhood 
and  unit  identity  necessary  for  establishing  a  sense  of  the 
individual  within  the  community. 

Internal  Waterfront  and  Site  Access 

Entry  to  the  complex  is  controlled  at  the  main  gate  to 
provide  a  separate  identity  and  circulation  system  for  the 
residential  community.   Major  recreational  facilities  are 
accessible  to  all  residents  and  located  so  that  they  are  not 


SUB  NEIGHBORHOODS 


Public 
Private 


WATERFRONT  ACCESS 


identified  with  only  one  neighborhood.   However,  surveillance 
is  provided  by  their  proximity  to  and  visibility  from  a 
specific  set  of  buildings. 

A  clear  pedestrian  network,  off  the  central  spine,  connects 
these  facilities  and  provides  internal  access  to  the  water- 
front open  space  and  path  system.   Visual  accessibility  will 
retain  the  waterfront  as  part  of  the  daily  experience  of 
residents.   Public  access  to  the  waterfront  is  available 
along  the  path  system  continuing  from  the  University  of 
Massachusetts  and  the  Kennedy  Library.   Where  the  path 
passes  by  the  site,  the  landscaping  and  grade  change  will 
indicate  the  separation  of  the  private  development  from 
public  access;  but  not  create  a  physical  barrier  from  the 
site. 

The  planned  future  marina/restaurant  would  be  served  through 
a  public  access  road  without  entering  into  the  residential 
development. 

With  dramatic  views  of  the  water  and  skyline,  the  marina 
could  provide  convenient  boating  facilities  within  easy 
access  of  downtown  which  would  contribute  to  the  level  of 
water  activity  to  be  viewed  from  the  restaurant  and  its 
outdoor  decks.   A  pedestrian  link  would  be  provided  between 
the  residential  and  marina  complexes  to  allow  convenience 
for  tenants  without  opening  up  the  site  to  restaurant 
traffic  or  parking.   The  marina,  its  boats  and  dock  facilities 
would  further  animate  the  water's  edge  and  create  a  higher 
level  of  activity  to  increase  pedestrian  security  and 
surveillance.   Boats,  under  full  sail  rounding  the  final 
mark  of  a  Sunday  morning  race,  would  attract  residents  and 
the  public  into  a  shared  experience,  reinforcing  the  trans- 
formation of  Columbia  Point. 


Urban  Integration 

While  separated  from  the  general  public  institutions  on  the 
Peninsula,  the  new  mixed  housing  will  be  a  critical  element 
in  completion  of  development  of  the  entire  Peninsula.   The 
University  of  Massachusetts,  the  Kennedy  Library,  the  State 
Archives  and  the  Exposition  Center  provide  a  prominence  to 
Columbia  Point  which  did  not  exist  as  recently  as  five  years 
ago.   All  these  facilities  attract  a  population  which  leaves 
the  area  each  night  creating  a  sense  not  dissimilar  from 
Government  Center  before  Quincy  Market.   The  superimposition 


of  a  stable  residential  community  will  aid  the  existing 
institutions  to  expand  their  activities  and  attractiveness 
as  a  destination  both  day  and  night  while  also  providing  a 
residential  interplay  for  mutual  support. 

It  is  also  anticipated  that  the  elimination  of  the  blighting 
influence  of  the  housing  project  and  its  replacement  by  a 
stable  residential  population  will  encourage  appropriate 
development  of  commercial,  professional/service  facilities 
on  other  parcels  within  the  Peninsula.   This  will  increase 
the  City  tax  base  and  create  a  permanent  integration  into 
the  urban  context. 

The  redevelopment  of  Columbia  Point  will  also  engage  a 
critical  link  in  the  waterfront  path  system  from  Savin  Hill 
to  Castle  Island.   Its  safe,  pleasant  continuation  past  the 
site  will  encourage  greater  waterfront  use  by  all  residents 
of  the  southern  districts  of  the  City. 

Security 

The  sense  of  security  is  as  dependent  on  its  perception  as 
it  is  on  technological  tools  and  patrols.   The  development 
and  management  plans  deal  with  secured  access , building 
concierges,  and  ongoing  security  installations  and  pro- 
cedures.  It  goes  without  saying  that  the  site  will  be  well 
lit  and  landscaped  to  prevent  unsurveilled  spaces. 

It  is  the  intent  of  the  design  to  go  one  step  further  to 
increase  the  perception  of  security  so  that  residents  feel 
safe  beyond  relying  on  guards  or  patrols.   The  creation  of 
view  corridors  through  the  site  increases  the  general 
visibility.   The  grouping  of  housing  to  form  sub-neighbor- 
hoods and  courts  provides  security  through  identifiable  com- 
munities; neighbors  who  know  each  other  can  discern  unusual 
activity  in  their  environs. 

The  realization  that  other  residents  can  and  will  see  beyond 
their  units  as  they  go  about  their  daily  routines  conveys  a 
sense  of  safety.   The  establishment  of  individual  townhouses 
minimizes  the  risk  of  vandalism  or  theft  from  random  access 
to  common  interior  corridors.   Where  building  entrances  are 
required,  conventional  security  precautions  will  be  provided 
such  as  attendants,  intercom  or  TV  surveillance. 


As  previously  noted,  recreation  facilities  and  the  water- 
front walk  are  located  where  they  can  be  readily  seen  from 
neighboring  units  or  incorporated  into  a  density  of  activity 
which  minimizes  the  risk  of  singular  vulnerability. 

The  single  most  important  aspect  of  perceived  security  is 
the  sense  of  community  to  which  the  design  contributes  but 
cannot  dictate.   The  successful  implementation  of  marketing 
to  attract  a  heterogenous  population  mix  and  management  plan 
to  provide  and  maintain  resident  services  and  ammenities 
will  work  with  the  design  in  establishing  the  new  Columbia 
Point  as  a  desirable,  secure  community  in  which  to  live. 
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Management  Program 


INTERIM  MANAGEMENT  PLAN  FOR  THE 
EXISTING  PUBLIC  HOUSING  UNITS 


Upon  its  designation  as  the  developer  for  Columbia  Point, 
HII  Corporation,  and  its  Management  Agent,  the  Joint  Venture 
between  TSI  Management  Services,  Inc.  and  Niles  Company, 
will  immediately  commence  the  process  of  assuming  management 
responsibility  pursuant  to  the  standard  private  Management 
Agreement  with  the  Boston  Housing  Auphority.   Both  HII  and 
the  Management  Agent  believe  that,  by  assuming  management 
responsibility  as  early  as  possible,  the  overall  development 
process  will  be  enhanced  through  a  clearer  understanding  of 
the  special  needs  of  the  existing  residents  in  terms  of  unit 
mix,  amenitites,  and  services,  as  well  as  of  the  specific 
limitations  of  the  existing  buildings.   In  addition,  this 
role  will  allow  the  Management  Agent  and  the  Owner  an 
opportunity  to  build  a  working  relationship  with  the  community 
which  will  be  absolutely  necessary  to  the  success  of  the 
development  process. 

As  a  first  step,  each  of  the  programs  which  have  been 
identified  in  this  proposal  --  especially  the  Management 
Plan,  the  Relocation  Plan,  and  the  Affirmative  Action 
Program,  must  be  reviewed  with  the  Columbia  Point  Community 
Task  Force,  Inc.,  the  Boston  Housing  Authority  and  the 
Boston  Redevelopment  Authority  and  must  be  refined  and 
altered  in  a  form  mutually  acceptable  to  each  of  the  parties. 
These  programs  establish  the  framework  pursuant  to  which 
this  development  will  be  managed,  the  families  relocated  and 
the  Affirmative  Action  Objectives  achieved.   Any  areas  of 
potential  misunderstanding  should  be  clarified  up  front  so 
that  the  interim  management,  development  and  construction 
processes  can  move  ahead  as  smoothly  as  possible.   As  soon 
as  the  issues  relating  to  the  Management  Agreement  and  the 
programs  noted  above  (which  will  be  incorporated  in  the 
Management  Agreement)  are  resolved,  the  Management  Agent 
will  enter  into  the  Management  Agreement  with  the  Boston 
Housing  Authority  and  will  assume,  in  conjunction  with  the 
developer,  responsibility  for  all  management  functions 
covered  in  the  Agreement. 

The  Management  Agent  will  assume  responsibility  for  the 
total  development  until  the  initial  mortgage  closing  and  the 
start  of  reconstruction,  at  which  time,  the  Boston  Housing 
Authority  will  deed  to  the  developer  all  those  buildings  and 
parcels  included  in  Stage  I.   The  remaining  land  and  buildings 


which  will  include  all  of  the  currently  occupied  buildings, 
will  be  covered  by  the  terms  of  the  Management  Agreement 
with  the  Boston  Housing  Authority.   As  buildings  and  parcels 
are  deeded  over  to  the  developer  for  the  initiation  of 
construction  in  the  ensuing  stages,  they  will  be  deleted 
from  the  Management  Agreement.   Completed  units  will  be 
managed  pursuant  to  an  agreement  between  the  Management 
Agent  and  the  Owner.   These  completed  units,  of  course,  will 
become  relocation  resources  for  the  existing  tenants  in  the 
existing  buildings  allowing  construction  to  begin  on  them. 
It  is  anticipated  that  all  of  the  residents  will  be  re- 
located into  new  or  rehabilitated  units  within  26  months 
from  the  start  of  construction,  and,  at  that  time,  the 
Interim  Management  Agreement  will  cease  to  exist. 

Although  the  basic  format  of  the  Boston  Housing  Authority 
standard  private  Management  Agreement  adequately  details  the 
relationship  between  the  Cwner  and  Agent,  the  relationship 
between  the  Boston  Housing  Authority  and  the  Managing  Agent 
during  the  interim  phase  must  be  recognized  as  unique. 
Therefore,  the  terms  of  the  Management  Agreement  will 
require  some  latitude  and  flexibility  in  order  for  the 
parties  to  operate  effectively,  and,  hence,  the  following 
changes  are  recommended. 

Section  1.5.4 

The  indemnification  provisions  require  clarification. 

Section  1.7.2 

The  management  fee  should  be  fixed  on  a  per  unit  basis.   The 
proposed  budget  assumes  a  rate  of  $236  per  unit  per  year. 

Section  1.8-1.8.9 

It  is  imperative  that  the  transition  from  a  public  housing 
authority  owned  development  to  a  privately  owned  development 
begin  immediately.   Therefore,  the  use  of  BHA  services  will 
be  curtailed  or  severely  limited,  unless  the  services 
represent  substantial  savings  to  the  development. 

Because  of  the  size  of  the  proposed  staffing,  the  management 
office  must  be  larger  than  a  one-bedroom  unit  but  will 
conform  to  the  facilities  available  at  the  site. 

Section  2.2.2 

Enforcement  of  leases  requires  strict  rent  collection 
policies  and  strong  management.   "Direct  Vendor  Payments" 


from  the  Welfare  Department  do  not  assist  in  the  enforcement 
of  leases.   This  statement  should  be  deleted. 

Section  2.3 


The  Agreement  states  that  the  Authority  will  bill  for  rents 
and  that  the  Agent  will  be  responsible  for  collections. 
Management  will  be  able  to  maintain  closer  control  and 
greater  efficiency  if  Management  bills  as  well  as  collects . 

Section  3.2 

During  the  interim  phase,  we  will  not  be  renting  units. 
Only  relocations  and  transfers  will  be  done  to  assist  in  the 
overall  construction  plan.   Therefore,  the  Tenant  Selection 
and  Assignment  Plan  will  apply  only  as  it  relates  to  the 
above  activities. 

Section  4.6.3 

This  section  regarding  single  purchases  of  $2,000  and  over 
should  be  clarified  to  ensure  that  the  Authority's  response 
will  be  prompt. 

With  respect  to  the  interim  management  period,  our  experience 
with  these  types  of  properties  is  that  the  per  unit  operating 
cost  for  Columbia  Point  will  be  approximately  $3,835  per 
unit  per  year  excluding  debt  service,  replacement  reserve, 
and  taxes.   An  annual  budget,  assuming  occupancy  of  356 
units  under  interim  management  will  be: 


Income : 

Expenses : 

Adminis  tr at  ive 

Operating 

Security 

Insurance 

Repairs  and  maintenance 

Utilities 

Total 

Net  Loss: 


$   483,875* 


$213,000 
240,000 
250,000 
36,000 
320,000 
475,000 


1,534,000 
(1,050,125) 


*This  figure  assumes  a  4%  increase  of  the  current  rent  roll  of 
$38,772/month. 

Assuming  that  all  of  the  tenants  will  be  relocated  within 
26  months  of  the  start  of  construction,  the  deficit  during 


this  period  will  be  $1,676,947  in  today's  dollars.   Prior  to 
the  start  of  construction,  the  losses  will  accumulate  on  a 
pro  rata  basis  except  for  seasonal  fluctuations.   Finally, 
with  respect  to  this  budget,  the  following  salary  scales 
have  been  assumed: 

Property  Manager  $15,000-18,000 

Asst.  Property  Mgr/Soc.  Ser.  Dir.  12,000-15,000 

Bookkeeper  11,000-12,000 

Receptionist/Typist  10,000-12,000 

Maintenance  Supervisor  18,000-20,000 

2  Maintenance  Men  30,000 

4  Janitors  35,000 

The  program  which  is  reflected  in  the  budget  for  routine  and 
preventive  maintenance  will  include: 

Routine  maintenance  (including  custodial)  is  that  level  of 
maintenance  performed  on  a  regular  basis  which  is  required 
to  achieve  cleanliness  and  decent  conditions  both  within  the 
buildings  and  on  the  grounds. 

Preventive  maintenance  is  that  level  of  maintenance  that  is 
required  to  prevent  more  serious  corrective  actions  through 
the  undertaking  of  scheduled  activities  that  will  keep  the 
item  or  system  in  good  repair,  i.e.,  the  preventive  mainten- 
ance of  the  mechanical  systems  (heating,  water  supply, 
elevator,  etc.).   Regular  inspection  of  non-mechanical  areas 
and  the  performance  of  basic  repairs  shall  be  similarly 
undertaken  to  prevent  the  need  for  more  extensive  corrective 
actions  at  a  future  date.   In  addition,  routine  apartment 
inspections  will  be  conducted  by  the  Management  staff  to 
determine  if  there  are  unreported  maintenance  items  or 
problems  within  the  units  that  may  require  attention. 

Repairs  are  those  actions  that  are  either  requested  by  the 
tenant  or  observed  by  Management  in  the  course  of  apartment 
inspections  of  interior  and  exterior  public  areas  and  equip- 
ment.  Also  included  in  the  latter  are  failures  of  mechanical 
systems  or  damages  that  have  been  sustained  by  the  building, 
grounds  or  equipment.   Repairs  are  of  two  levels  --  those 
which  can  be  performed  by  on- staff  personnel  and  those 
requiring  outside  services  to  bring  the  item  back  into  good 
service  or  condition.   Every  reasonable  effort  shall  be  used 
to  avoid  the  use  of  outside  services  in  the  interest  of 
operating  economies.   Such  will  be  accomplished  by  maintain- 
ing equipment  in  good  condition  through  preventive  maintenance 
scheduling;  orientation  of  the  tenants  on  the  proper  opera- 


tions  of  mechanical  and  other  items;  and  by  the  institution 

of  training  programs  that  will  increase  the  skills  of  custodial 

personnel  to  perform  maintenance  level  duties. 

To  achieve  the  above  objectives,  the  following  maintenance 
schedule  will  be  utilized: 

(1)  Daily 

(a)  Clean  exterior  grounds 

(b)  Clean  around  dumpster  areas 

(c)  Clean  public  landings  on  all  floors  of  each 
building 

(d)  Sweep  stairwells 

(e)  Police  grounds  and  sitting  areas  for  paper  and 
other  debris 

(f)  Sweep  and  dust  management  office 

(g)  Empty  public  trash  containers 

(2)  Weekly 

(a)  Remove  graffiti  from  walls 

(b)  Dust  light  fixtures 

(3)  As  Required 

(a)  Sweep  community  rooms  on  days  following  use;  mop 
bi-weekly,  unless  required  more  frequently 

(b)  Change  light  bulbs  in  public  areas  (indoors  and 
out)  on  an  established  light-bulbing  schedule 

(c)  Dust  walls  and  fixtures  in  public  halls  weekly 

(d)  Monitor  the  existing  heating  system  continuously 

(4)  Quarterly 

(a)  Extermination  of  common  areas  and  problem  units 

(b)  Review  inventory 


(5)   Other  Activities 

(a)  Perform  apartment  repairs  as  requested  and  assigned 
on  a  daily  basis 

(b)  Seasonal  grounds  maintenance  (snow  removal,  lawn 
and  shrubbery  care) . 

(c)  Maintenance  of  outdoor  recreation  equipment 

(d)  Inspection  of  appliances  (refrigerators  and  stoves) 

(e)  Train  maintenance  staff  in  operation  of  equipment 

(f)  Assist  in  the  cleaning  of  apartments  related  to 
tenant  moves 


Inspection  of  residential  and  non-residential  areas  shall  be 
performed  by  the  Property  Manager  and  maintenance  personnel 
who  will  be  trained  to  visually  inspect  all  areas  of  the 
buildings  and  grounds  in  the  course  of  performing  their 
normal  duties  on  a  day-to-day  basis. 

Through  prompt  attention  to  minor  repairs  in  individual 
units,  more  serious  and  expensive  maintenance  problems  can 
be  averted.   Minor  repairs  result  from  damages  and/or  break- 
downs in  systems  that  are  beyond  normal  tenant  repair 
capabilities  and  require  the  services  of  the  maintenance 
staff.   Repairs  that  require  the  services  of  an  outside  firm 
because  of  the  complexity  of  the  problem  and  possible 
residual  effect  of  the  damages  or  breakdown  upon  other  areas 
of  the  building  or  systems  with  it,  shall  be  generally 
defined  as  major. 

Within  this  context,  an  inefficient  reporting  system  is  one 
of  the  primary  causes  of  tenant  inability  to  obtain  required 
assistance.   The  following  outlines  the  procedure  to  assure 
proper  service  to  tenant  repair  needs. 

--  Repair  service  will  be  initiated  by  request  in  writing, 
in  person  or  by  telephone  from  resident  for  service.   The 
Management  Office  will  normally  be  open  from  9:00  a.m.  to 
5:00  P.M.,  Monday  through  Friday,  at  which  time  either  the 
Property  Manager  or  Assistant  Property  Manager  will  receive 
the  request.   After  5:00  P.M.,  on  weekends  and  holidays, 


Management  will  utilize  an  answering  service  to  refer 
emergency  calls  to  the  Maintenance  Supervisor  and  Property 
Manager.   Routine  maintenance  calls  will  be  held  over  to  the 
next  working  day. 

In  either  instance,  the  Management  Office  will  complete  a 
work  order  form  in  triplicate  for  each  maintenance  request. 
The  form  completed  in  triplicate  will  indicate  the  resident's 
name,  the  apartment  number  and  specific  description  of  the 
problem.   The  original  copy  of  the  work  order  will  be 
distributed  to  a  maintenance  man  and  the  pink  copy  will  be 
retained  by  the  Property  Manager  and  the  yellow  copy  by  the 
Maintenance  Supervisor.   At  the  same  time  that  a  request  is 
written  on  a  work  order,  the  Property  Manager  will  record  it 
in  the  Maintenance  log  indicating  work  order  number,  resident 
name,  address,  complaint,  date  and  time  of  call.   Once  work 
is  completed,  the  Maintenance  man  will  get  the  signature  of 
the  resident  on  the  work  order.   The  Maintenance  men  will 
turn  in  their  work  orders  on  a  daily  basis  to  the  Maintenance 
Supervisor  for  his  review.   The  Maintenance  Supervisor  will 
mark  down  stock  used  and  hours  required  to  complete  the  job. 
He  will  then  turn  the  slips  into  the  Property  Manager  for 
review.   The  Property  Manager  will  record  in  the  work  log 
the  work  done,  the  man  assigned,  the  length  of  time  for 
completion  and  whether  or  not  the  resident  signed  the  work 
order.   The  Property  Manager  will  record  the  above  information 
on  the  pink  copy  of  the  work  order  and  file  it  in  the 
resident's  file.   The  Maintenance  Supervisor  will  match  up 
the  original  and  yellow  copies  of  the  work  orders,  when 
completed  and  file  them  in  a  building  file. 

--  Repairs  will  be  performed  when  the  resident  is  not  at 
home,  if  such  authority  is  indicated  on  the  request  form. 
If  not,  Maintenance  will  leave  a  note  requesting  the  resident 
to  call  the  office  when  they  will  be  home. 

Depending  upon  the  extent  of  service  requests ,  repairs  may 
be  made  on  Saturday  mornings.   Generally,  all  service 
requests  will  be  performed  during  the  normal  work  day.   Only 
emergency  situations  will  be  attended  after  5:00  P.M.  and 
after  12 : 00  Noon  on  Saturdays  and  Sundays . 

In  addition  to  the  above-mentioned  reporting  system,  Manage- 
ment has  developed  several  methods  of  monitoring  maintenance 
performance  including  a  Weekly  Maintenance  Telephone  Survey 
of  residents  who  have  had  work  done  in  their  apartments  and 
a  review  of  Maintenance  Response  Time. 


The  security  plan  which  is  included  in  the  proposed  budget 
will  be  approached  on  the  following  levels : 

1.  Physical  securing  of  property 

Management  will  secure  building  entries  and  exits. 
Special  attention  will  be  given  to  basement  doors  and 
windows  and  to  unoccupied  buildings. 

2.  Orientation  of  residents  to  security 

Management  will  arrange  building  meetings  to  discuss 
security  measures  for  individual  residents.   Such 
meetings  will  allow  residents  to  get  to  know  each  other 
and  thus  provide  each  other  some  security.   In  addition, 
security  information  will  be  shared  with  the  residents 
through  newsletters  and  special  mailings. 

3.  Contact  with  local  police 

Management  will  early  on  establish  contact  with  the 
local  police  force  to  solicit  their  support  and  coopera- 
tion.  Representatives  of  the  police  force  will  be 
invited  to  attend  resident  meetings  on  a  regular  basis. 

4.  Patrols 

Management  will  provide  a  roving  security  team  that  will 
patrol  the  occupied  and  unoccupied  sites  both  by  automo- 
bile and  on  foot.   We  have  anticipated  that  this  security 
service  will  be  necessary  twenty-four  hours,  seven  days 
a  week.   As  buildings  are  turned  over  to  construction  to 
begin  rehabilitation,  this  cost  will  be  shared  by  the 
contractor  --  reducing  the  cost  of  security  during  the 
interim  phase  of  management  on  a  gradual  scale. 


PERMANENT  MANAGEMENT  PLAN 


Introduction 

TSI  Management  Services,  Inc.  and  Niles  Company,  Inc.  will, 
as  a  joint  venture,  provide  the  management  services  for  the 
new  Columbia  Point  development.   These  two  firms,  with  some- 
what different  backgrounds,  will  apply  their  strengths  so 
that  the  development  and  the  residents  will  benefit.   Both 
firms  believe  that  the  essence  of  good  management  is  pro- 
viding good  services  and  an  immaculately-maintained  develop- 
ment to  the  tenants  whether  they  be  low,  moderate  or  upper 
income.   In  order  to  assure  that  this  relationship  functions 
effectively,  both  TSI  Management  Services,  Inc.  ("TSI")  and 
Niles  Company,  Inc.  ("Niles")  believe  that  one  company  must 
assume  responsibility  for  coordinating  all  aspects  of  manage- 
ment.  TSI  will  take  this  lead  role  and  will  integrate  those 
functions  which  it  is  assuming  and  those  functions  which 
Niles  is  assuming  in  the  overall  management  package. 

For  instance,  TSI  will  be  responsible  for  the  day-to-day 
property  management  activities,  including  accounting  and, 
hence,  all  administrative  and  service  personnel  will  be 
employees  of  TSI  and  will  report  to  the  TSI  property  managers. 
TSI  will  also  be  responsible  for  the  relocation  process  with 
which  it  has  had  broad  experience  in  conjunction  with  several 
developments  which  it  is  currently  managing.   Niles,  on  the 
other  hand,  will  have  primary  responsibility  for  establishing 
and  managing  the  marketing  program  for  the  moderate  income 
and  market  rate  housing,  in  which  it  has  substantial  experience 
This  role  is  envisioned  to  continue  not  only  through  the 
initial  rent-up  period,  but  on  an  ongoing  basis  as  well.   In 
addition,  Niles,  in  conjunction  with  TSI,  will  be  responsible 
for  establishing  a  program  for  the  maintenance  of  the 
mechanical  systems  and  the  standards  and  procedures  for  the 
cleaning  and  the  care  of  all  public  areas  --  as  well  as  the 
standards  and  procedures  and  the  maintenance  of  the  units 
and  all  other  parts  of  the  premises.   This  plan  will  include 
schedules  and  will  determine  whether  different  elements  of 
the  maintenance  program  can  be  handled  more  efficiently  by 
in-house  staff  or  by  outside  contractors.   Niles  will 
continually  monitor  the  operation  of  the  mechanical  systems, 
will  provide  a  service  manual  for  the  project,  and  will 
provide  an  ongoing  training  program  for  the  maintenance  and 
janitorial  personnel  which  will  include  job  descriptions  for 
these  personnel. 


This  Management  Plan  is  intended  to  be  a  working  document 
for  both  the  Owners  and  the  Managing  Agent  --  the  joint 
venture  between  TSI  and  Niles .   It  is  designed  to  insure 
that  the  Owner's  objectives  with  respect  to  the  property  are 
understood  and  met  in  an  orderly  and  mutually  agreed  upon 
manner. 


OWNER'S  OBJECTIVES 


The  proposed  development  at  Columbia  Point  will  include  1600 
apartment  units  of  which  400  will  be  for  low  income  families, 
280  will  be  sold  as  condominium  units  to  moderate  income 
families,  and  the  balance  will  be  leased  to  families  at  mar- 
ket rates   This  development  will  also  include  recreational 
facilities,  special  activities  designed  for  the  residents, 
as  well  as  a  "town  center"  where  commercial  facilities, 
offices  and  social  services  will  be  located.   In  order  for 
this  development  to  be  successful  and  to  provide  the  Owner 
with  a  reasonable  return  on  its  investment,  both  the  Owner 
and  the  Management  Agent  believe  that  this  development  must 
successfully  integrate  its  residents  and  its  services  in  a 
cohesive  community  which  in  turn  must  successfully  interact 
with  its  neighbors  as  well  as  with  the  City  of  Boston   This 
plan  is  organized  into  the  categories  which  are  generally 
described  below  and  described  in  detail  in  the  balance  of 
this  document. 

Leasing  and  Marketing 

The  objectives  of  this  area  of  operation  are: 

to  establish  and  maintain  reasonable  rent  levels 
for  the  market  rate  apartments ,  as  well  as  for  the 
400  apartments  which  will  be  available  for  the 
existing  low  income  tenants  and  for  new  low  income 
tenants  as  units  turn  over. 

to  achieve  the  affirmative  marketing  objectives 
which  include  a  goal  of  30  percent  occupancy  by 
minority  families  in  the  market  rate  units  and  25% 
occupancy  by  non-minority  persons  in  the  low 
income  units. 

to  assure  that  the  development  is  racially  inte- 
grated within  each  of  the  types  of  the  housing 
being  provided  --  large  family,  small  family  and 
the  elderly. 

Accounting  and  Financial 

The  objective  in  the  accounting  and  financial  functions  is 
to  regularly,  accurately,  and  in  a  timely  fashion,  report 
the  financial  condition  of  the  property  in  a  manner  consistent 
with  the  requirements  set  forth  in  the  Management  Agreement 


so  as  to  allow  for  the  proper  evaluation  and  control  of  the 
income  and  expenses.   Further,  it  is  imperative  that  any 
additional  information  with  respect  to  occupancy,  turnover, 
and  other  meaningful  data  necessary  for  decision-making  by 
the  management  agent  be  available. 

Maintenance  and  Building  Services 

It  is  the  objective  of  this  aspect  of  management  to  coordi- 
nate maintenance  services  through  a  well- trained,  professional 
service  staff.   The  maintenance  function  is  to  be  carried 
out  with  schedules,  both  daily  and  periodically,  supplemented 
with  a  preventive  maintenance  schedule  programmed  for  the 
year.   Daily  service  logs  are  to  be  kept  to  help  monitor 
building  systems  and  equipment.   Management  must  strive  for 
optimum  service  in  an  effort  to  achieve  the  most  productive 
utilization  of  the  plant  and  equipment  balanced  against  the 
cost  of  providing  these  services . 

Tenant  Relations  and  Tenant  Activities 

Proper  tenant  relations  encourages  respect  for  the 
property,  promotes  a  happy  and  successful  total  living 
environment,  helps  to  avert  or  alleviate  problems  and 
misunderstandings,  and  promotes  the  value  of  the  real  estate 
investment.   In  each  of  the  preceding  key  areas  of  operation, 
a  realistic  value  must  be  given  to  proper  tenant  relations. 
It  is  the  objective  of  this  area  of  operation  to  insure  that 
proper  consideration  and  action  are  given  and  that  all 
policies  and  procedures  with  respect  to  the  tenants  are 
carefully  thought  out  and  communicated.   In  addition,  in 
order  to  capitalize  on  the  resources  of  the  location  and  the 
development,  the  management  agent  will  be  responsible  for 
organizing  special  activities  for  the  various  groupings  of 
residents  --  including  the  elderly,  youth,  unmarried 
individuals  and  so  forth.   The  purpose  of  these  activities 
will  be  to  restore  an  active  and  dynamic  living  environment 
in  terms  of  the  development  itself  as  well  as  with  the 
surrounding  community  of  the  Columbia  Point  Peninsula  and 
the  City  of  Boston  and  its  environs. 


LEASING  AND  MARKETING 


General  Procedures  and  Responsibilities 

Pursuant  to  the  Management  Agreement,  the  Management  Agent 
will  provide  all  renting,  leasing,  and  related  services.   It 
is  the  Agent's  responsibility  to  develop  a  marketing  plan 
designed  to  achieve  the  general  objectives  set  forth  in  the 
"Owner's  Objectives"  --  "Leasing  and  Marketing"  Section. 
The  specific  subjects  which  are  relevant  to  the  leasing  and 
marketing  process  are  as  follows : 

Rent  Schedule  and  Market  Analysis 

The  rent  schedules  for  the  market  rate  units  determine  the 
desired  rent  or  economic  market  rent  for  each  apartment. 
Factors  such  as  size,  exposure,  floor  level,  unit  type, 
demand  (one-bedroom  vs .  two-bedroom),  amenities,  etc.,  are 
weighed  in  selecting  the  market  rents.   The  entire  market 
schedule  is  based  upon  a  market  analysis  of  the  current  rent 
ranges  for  different  types  of  apartments  in  comparable 
developments  within  the  same  general  market  area.   This  rent 
schedule  will  be  developed  by  the  Management  Agent  and 
reviewed  by  the  Owner  to  insure  that  changes  in  the  schedule 
can  be  implemented  at  the  appropriate  time  and  in  the 
appropriate  manner  within  the  constraints  of  existing  leases, 
laws,  and  market  constraints. 

With  respect  to  the  units  for  the  low  income  families ,  the 
rent  schedule  will  be  established  at  the  maximum  levels 
allowed,  pursuant  to  the  regulations  governing  the  Section  8 
program  (although  there  will  be  no  Section  8  subsidies).   It 
is  the  Management  Agent's  responsibility  to  assure  that  the 
maximum  rent  level,  with  respect  to  the  low  income  families 
as  well,  is  achieved. 


Advertising 

Advertising  for  initial  occupancy  is  discussed  elsewhere  in 
this  proposal.   After  initial  occupancy,  because  of  the  size 
of  this  project,  it  is  anticipated  that  a  weekly  advertising 
program  will  be  established  to  attract  replacement  tenants 
and  to  establish  a  waiting  list.   To  achieve  this  end  and  to 
achieve  and  maintain  a  level  of  30  percent  of  the  market 
rate  units  for  minority  households,  this  program  will  include 


advertising  in  the  Boston  Globe,  the  Bay  State  Banner,  The 
Boston  Ledger,  and  in  other  media  which  focus  on  moderate 
and  upper  income  minorities  as  an  important  segment  of  the 
market.   This  program  will  also  include  special  outreach  to 
minority  organizations.   As  for  the  low  income  families,  it 
is  anticipated  that  all  new  tenants  will  be  referred  through 
the  Boston  Housing  Authority. 

Signs 

The  architects  will  design  a  system  of  graphics  and  signs 
which  will  unify  the  project  and  direct  people  to  the  rental 
office,  to  parking  for  the  rental  office  and  to  the  model 
apartments . 

Model  Apartments 

Model  apartments  for  initial  occupancy  have  been  discussed 
elsewhere  in  this  proposal.   Subsequent  to  initial  occupancy, 
model  apartments  in  both  the  new  and  modernized  buildings 
will  be  maintained  in  order  to  enhance  the  ongoing  marketing 
report  to  attract  tenants  to  the  vacancies  and/or  to  build 
up  the  waiting  list. 

Rental  Office 

The  rental  office  must  be  conducive  both  to  selling  and  to 
creating  the  proper  business  environment.   The  leasing  of  an 
apartment  and  the  selling  of  a  condominium  unit  is  a  business 
transaction  that  involves  selling.   The  style  and  operation 
of  the  rental  office  sets  the  tone  and  establishes  the 
foundation  on  which  the  relationship  with  tenants  is  built. 
If  turnover  increases  significantly,  then  the  selling  aspect 
of  the  rental  office  would  be  accented.   It  is  important 
that  the  rental  office  activities  and  management  operations 
be  coordinated  so  that  the  vacancy  loss  is  minimized  and 
turnover  kept  to  a  minimum.   Lease  renewals  and  terminations 
are  important  to  both  renting  and  managing.   The  Owner  will 
be  kept  informed  of  the  status  and  policies  adopted  so  that 
it  can  help  set  objectives  with  the  manager. 

Staffing 

The  staffing  of  the  rental  office  is  critical  to  the  success- 
ful marketing  of  the  development.   Appropriate  training  will 
be  given  to  all  staff  in  fair  housing  laws  and  equal  opportunity 


guidelines.   Because  of  the  owner's  goal  to  achieve  a  well- 
balanced  economic  and  racial  community ,  the  leasing  staff 
must  be  particularly  sensitized  to  the  needs  and  concerns  of 
all  propspective  renters.   A  joint  training  program  will  be 
developed  by  TSI  and  Niles  for  the  leasing  staff  to  adequately 
and  sensitively  address  the  needs  of  the  development. 

Sales  Aids 

Many  of  the  questions  which  a  prospective  renter  has  will  be 
answered  orally  and  visually  by  the  rental  staff  through  a 
visit  to  an  apartment  and  with  other  sales  aids  such  as 
brochures,  floor  plans,  profiles,  business  cards,  etc.   The 
need  and  extent  of  such  sales  aids  depends  on  the  supply  and 
demand  of  available  apartments.   A  minimum  package  of  "take- 
away" materials  should  exist  at  all  times  and  should  be  of 
such  style  and  design  so  as  to  create  the  right  image  in  the 
mind  of  the  prospective  renter  and  get  the  proper  tenant 
management  relationship  established. 

Rental  Application 

Rental  applications  are  completed  at  the  rental  office  by 
all  prospective  tenants.   Personal  and  financial  information 
is  only  verified  if  an  applicant  makes  an  offer  to  rent  and, 
in  the  case  of  market  rate  applicants,  has  made  a  payment 
equal  to  one  month '.s  rent.   If  a  market  rate  applicant  is 
accepted,  the  deposit  is  applied  as  the  security  deposit 
and,  if  rejected,  the  payment  is  refunded.   Establishing  a 
list  of  rental  applications  allows  analysis  of  prospects  as 
to  their  preferences  for  size,  location,  and  price  range, 
and  is  instrumental  in  minimizing  vacancy  losses.   The 
application  form  is  reviewed  constantly  in  light  of  con- 
stantly changing  consumer  preferences .   Any  changes  in  the 
law  applying  to  this  aspect  of  the  operation  are  brought  to 
the  attention  of  the  Owner  for  review  and  consideration. 
The  tenant  application  form  is  intended  to  conform  to  all 
current  legal  requirements  including  any  special  forms  that 
may  be  required  for  the  low  income  units  either  by  the 
Boston  Housing  Authority  or  the  Department  of  Housing  and 
Urban  Development  ("HUD") .   The  information  requested  is 
typically  sufficient  to  make  a  reasonble  selective  decision, 
provided  the  prospective  tenant  completes  the  entire  form. 
In  view  of  the  importance  of  this  aspect  of  the  management 
function,  it  is  expected  that  the  form  and  its  associated 
procedures  would  be  periodically  reviewed  by  the  Owner. 


Tenant  Selection  Criteria 

Well-developed,  consistent  tenant  selection  policy  is  critical 
to  the  success  of  the  new  Columbia  Point.   The  policy  is  to 
operate  the  apartments  in  such  a  manner  as  to  attract  a 
high-caliber  tenant  with  a  stable  background  and  the  potential 
for  a  long-term  tenancy,  and  to  achieve  the  affirmative 
action  ob j  ectives .   To  insure  the  continuation  of  this  type 
of  tenant,  as  well  as  to  be  in  compliance  with  and  support 
of  the  various  laws  and  regulations  governing  tenant  selection, 
a  general  set  of  standards  is  established.   Previous  rental 
history  and  credit  history  will  be  checked  as  part  of  the 
screening  process.   Approved  applicants  will  be  required  to 
attend  an  orientation  session  at  which  (1)  Management  staff 
will  explain  care  of  the  unit  and  Management  policy;  and  (2) 
representatives  of  various  social  agencies  will  provide 
brief  descriptions  of  their  services;  and  (3)  representatives 
of  the  resident  organizations  will  discuss  their  role  and 
seek  participation  of  the  new  resident.   Rejected  applicants 
will  be  notified  in- writing  of  the  Management  decision.   An 
appeal  process  will  be  established.   An  active  waiting  list 
will  be  maintained  in  each  bedroom  size  and  in  each  income 
category  so  that  Management  may  expedite  filling  vacant 
units . 

The  Manager  reviews  the  standards  of  tenant  selection  criteria 
regularly  to  insure  their  legality  and  objectivity  as  well 
as  their  effectiveness . 


Security  Deposits 

All  tenants  will  be  required  to  pay  a  security  deposit  equal 
to  one  month's  rent.   The  interest  as  required  by  statute 
will  be  paid  to  the  tenants  annually. 


Assignment  and  Eviction  Criteria 

A  resident  location  plan  will  be  developed  for  the  new 
Columbia  Point  which  will  fully  integrate  the  community  with 
respect  to  race  and  income.   Housing  needs  of  the  family  as 
well  as  the  composition  of  the  existing  building  will  be 
individually  assessed.   The  relocation  of  existing  residents 
throughout  the  new  development  is  one  area  to  which  particular 
attention  must  be  paid.   The  design  of  our  buildings  has 
allowed  us  to  place  some  large  units  on  the  ground  floors  of 
some  of  the  mid-rises.    Such  a  building  design  lends  itself 
to  the  development  of  a  homogeneous  building  with  families 
with  children  and  singles  and/or  elderly  persons.   In 
addition  to  race  and  income  as  factors  in  assignment  criteria, 
Management  has  always  looked  at  the  placement  of  families  as 
a  means  of  security  for  the  building.   To  this  end,  we  will 
also  attempt  to  intersperse  working  households  with  house- 
holds which  may  have  a  family  member  home  for  the  day. 

All  residents  will  be  required  to  sign  a  lease  which  will 
clearly  define  the  responsibilities  of  the  resident  and  the 
Managing  Agent.   Violations  of  any  lease  terms  will  be 
considered  grounds  for  eviction.   However,  Management  will 
first  attempt  to  correct  the  situation  by  meeting  with  the 
resident  to  discuss  the  issues.   If  the  matter  cannot  be 
resolved  promptly,  Management  will  pursue  legal  action  in 
accordance  with  Massachusetts  law. 


Lease  Form 

The  lease  recommended  by  the  Rental  Housing  Association  of 
the  Greater  Boston  Real  Estate  Board  will  be  used  for  the 
market  rate  tenants.   The  lease  term  will  ordinarily  be  12 
months.   Low  income  tenants  will  use  the  lease  form  required 
by  the  Section  8  Subsidy  Program. 

Waiting  List 

All  applicants  included  on  the  waiting  list  will  be  cate- 
gorized as  market  rate  or  low  income  as  well  as  by  unit 
size,  rent  range  and  chronologically.   A  list  will  also  be 
maintained  of  households  interested  in  the  cooperative 
units . 


Lease  Renewals 

Each  lease  will  be  reviewed  annually,  at  least  90  days  prior 
to  its  termination  and,  if  acceptable,  an  offer  to  renew  the 
lease  through  a  lease  modification  and  extension  agreement 
will  be  made.   A  review  of  this  policy  each  year  provides 
adequate  time  to  assess  its  effectiveness.   Lower  income 
tenants  will  also  have  their  leases  renewed.   In  conjunction 
with  the  renewal,  the  rent  will  be  adjusted  in  accordance 
with  the  tenant's  income  recertification  and  the  applicable 
rules  of  the  Section  8  Program. 

Transfers 

Tenant  moves  from  one  apartment  to  another  present  unique 
marketing  problems,  and  the  timing  of  such  moves  is  important 
So  no  rent  loss  occurs,  the  tenant  transferring  pays  over- 
lapping rent  on  both  apartments  for  a  two-week  period  to 
allow  time  for  the  apartment  vacated  to  be  made  ready  for  an 
incoming  tenant. 

Parking 

All  cars  owned  by  tenants  will  be  registered  in  the  manage- 
ment office.   The  rules  of  parking  will  be  incorporated  in 
the  lease.   Tenants  will  sign  a  separate  parking  agreement, 
on  a  month-to-month  basis,  if  they  lease  a  parking  space  in 
an  enclosed  garage. 


Pets 

For  many  reasons ,  pets  in  apartment  properties  are  generally 
not  desirable  —  litter,  incompatibility  with  other  residents, 
health,  noise,  damage,  and  numerous  other  reasons.   The 
policy  will  be  not  to  permit  pets . 

Amenities 

Services  and  facilities  available  within  the  property  out- 
side the  apartment  suites  can  be  important  to  the  decision  a 
prospective  resident  makes  about  renting  an  apartment.   It 
is  apparent  that  the  quality  of  ownership,  location,  construc- 
tion, design,  and  management,  as  well  as  ability  to  find  addi- 
tional services  and  facilities,  is  important  to  the  decision 
process  of  prospective  renters.   Management  will  review 
regularly  the  interest  of  prospective  renters  in  amenities 
and  keep  the  Owner  appraised. 


Vacancy 

Vacant  apartments  will  immediately  be  cleaned  and  painted  by 
the  staff.   Vacancies  will  be  reported  to  the  Owner  each 
month  so  an  evaluation  can  be  made  with  regard  to  adver- 
tising. 


Apartment  Turnover 

In  order  to  reduce  financial  loss  due  to  vacancies ,  Manage- 
ment will  maintain  an  active  waiting  list  at  all  times  so 
that  prospective  renters  can  be  notified  immediately  should 
a  vacancy  occur.   Residents  will  be  required  by  their  lease 
to  provide  at  least  30  days  notice  of  intended  move-out. 
This  notification  will  allow  the  leasing  staff  and  main- 
tenance staff  to  prepare  the  unit  and  process  a  new  resident 
in  a  timely  manner. 


ACCOUNTING  AND  FINANCIAL 


General  Procedures  and  Responsibilities 

The  Management  Agent  will  maintain  adequate  and  separate 
books  and  records  and  will  fulfill  all  functions  to  assure 
that  the  project's  finances  are  handled  smoothly  and  accur- 
ately.  The  specific  aspects  of  this  function  are  as  follows: 

Budgeting 

The  Management  Agent,  in  an  approved  format,  will  submit  to 
the  Owner  an  operating  budget  and  a  proposed  capital  budget 
for  the  renting,  operation,  repair  and  maintenance  of  the 
property  for  the  forthcoming  calendar  year.   Each  proposed 
budget  is  delivered  to  the  Owner  no  later  than  October  1st 
of  each  calendar  year.   The  Owner,  after  considering  the 
proposed  budgets,  will  consult  with  the  Management  Agent  in 
order  to  agree  on  an  approved  operating  and  capital  budget 
prior  to  January  1.   During  the  operating  year,  monthly 
financial  reporting  of  actual  versus  budget  is  submitted  to 
the  Owner  for  review  of  progress.   Quarterly  report  meetings 
give  an  opportunity  to  discuss  areas  of  budget  concern  and 
permit  adjustments  or  changes  in  operating  plans  or  finances. 

Collection  Policies 

Rental  payments  for  all  tenants  (residential  and  commercial) 
are  due  on  the  first  of  each  and  every  month  during  the  term 
of  their  lease.   If  by  the  tenth  day  of  the  month  funds  are 
not  received  for  the  balance  charged  to  the  tenant's  account, 
past-due  notices  are  sent.   If  at  the  end  of  the  accounting 
period  rent  money  is  still  outstanding,  the  Management  Agent 
will  contact  the  tenant  and  take  whatever  action  is  reason- 
able including  commencing  eviction  proceedings.   However,  no 
legal  action  will  be  taken  without  the  prior  approval  of  the 
Owner.   The  Agent  will  not  write  off  any  income  items  with- 
out prior  approval  of  the  Owner.   These  procedures  will  be 
reviewed  with  the  Owner  to  insure  consistent  policies. 


Purchasing  Policies 

In  accordance  with  the  Management  Contract  and  good  business 
practices,  the  Management  Agent  establishes  policies  for 


control  of  expenditures  in  purchasing  materials  and  services. 
These  include:   Purchase  Orders,  Competitive  Bidding,  Quality 
Testing,  Quantity  Discounting,  Inventory,  and  more.   The 
Owner  retains  authority  to  approve  expenditures  in  excess  of 
$1,000  which  are  not  specifically  included  in  the  budget. 
The  Management  Agent  is  responsible  for  continuing  to  make 
sure  that  the  most  cost-effective  and  reliable  purchasing 
policies  are  maintained. 

Monthly  Reporting 

The  overall  responsibility  for  the  day-to-day  accounting  and 
reporting  function  will  be  handled  by  TSI  Management  Services , 
Inc.   The  accounting  information  is  provided  by  an  in- house 
IBM  System  34.   All  printouts  are  produced  on  8  1/2"  by  11" 
reports  for  easier  distribution  and  filing. 

Within  10  calendar  days  of  the  end  of  each  month,  the  Owner 
will  be  provided  with  the  following  reports : 

1.  A  Disbursement  Register  showing  check  number, 
check  date,  vendor  name,  account  number  and  account 
name  charged,  vendor  invoice  number  and  check 
amount. 

2.  A  Budget  Operating  Report  which  compares  the 
current  month  actual  with  the  current  month  budget 
as  well  as  a  year- to- date  basis.   In  addition, 
this  report  shows  per  unit  costs,  for  the  current 
month  and  year- to- date,  and  the  annual  budget. 

3.  Balance  Sheet 

4.  General  Ledger 

5.  Aged  Outstanding  or  Accounts  Payable  which  itemizes 
each  open  invoice. 

6.  Tenant  Master  Report 

7 .  Tenant  Arrearage  Report 

8.  General  Journal 

9.  Utility  Analysis  Report  which  compares  by-building 
actuals  with  the  budget  in  terms  of  usage  and 
cost. 


Payroll 

The  entire  staff  of  employees,  both  administrative  and 
operating  personnel  engaged  in  the  management  of  the  property, 
are  employees  of  the  Management  Company  and  are  reported  as 
such  to  the  various  municipal  and  federal  agencies .   The 
Management  Company  provides  the  on-site  staff  necessary  to 
man  the  service  control  desks  and  engineering  services  on  a 
24-hour,  seven- day- week  basis.   Also  provided  is  adequate 
staff  or  contract  services  to  clean  and  maintain  the  property. 
The  administrative,  on-site  Management  Office  staff  is  also 
included  in  reimbursable  labor  costs.   All  labor  costs  are 
first  paid  by  the  Manager  and  then  reimbursed  from  the  Owner's 
operating  funds  as  described  in  the  Management  Agreement. 
Appropriate  records  and  schedules  are  maintained  at  the  Manage- 
ment Agent's  central  office. 

Insurance 

All  property  insurance  is  carried  by  the  Owner.   Matters  of 
possible  insurance  concern  are  brought  to  the  Owner's  attention 
by  written  advice.   Additional  information  is  submitted  if 
requested.   Building  employees  as  well  as  the  on-site  manage- 
ment staff  are  covered  with  the  appropriate  Workmens '  Compensa- 
tion coverage,  as  well  as  group  health  insurance  which  is 
processed  through  the  Management  Agent's  corporate  office. 
The  cost  of  insurance  related  to  building  staff  is  chargeable 
to  the  property  and  appears  on  the  monthly  operating  statement. 

Real  Estate  Taxes 

Real  Estate  Taxes  will  be  paid  bi-annually  from  escrows  set 
aside  for  this  purpose. 

Utilities 

Monthly  consumption  figures  are  submitted  to  the  Owner  and 
energy  programs  outlined  and  reviewed  at  quarterly  budget 
review  meetings.   Electric  consumption  is  metered  for  public 
areas  and  billed  to  the  Management  Agent.   Tenant  usage  is 
individually  metered  and  invoiced  by  Boston  Edison  to  the 
tenant.   All  utility  usage  is  carefully  monitored  by  the 
Manager  and  recorded.   The  Management  Agent  is  responsible 
for  advising  the  Owner  of  unusual  developments . 


Legal  and  Audit 

The  engagement  of  any  outside  legal  counsel  by  the  Manager  must 
have  the  prior  approval  of  the  Owner. 

Regarding  the  auditing  of  the  books  and  records ,  the  Owner  has 
the  right  to  conduct  examinations,  without  notification, 
wherever  the  records  are  located.   The  Owner  also  has  the 
right  to  perform  audit  tests  relating  to  the  Manager's 
activities  provided  such  audit  tests  are  related  to  those 
activities  performed  by  the  Manager  for  the  Owner.   The 
Management  Agent  will  arrange  to  have  an  audit  of  the  project 
done  on  an  annual  basis  by  a  certified  public  accountant 
selected  by  the  Owner. 

Management  Fee 

The  monthly  management  fee  due  the  Manager  from  the  Owner 
is  collected  by  the  Management  Agent  each  month  as  an  item 
of  expense. 

In  general,  the  terms  of  the  management  contract  between  the 
Owner  and  Manager  require  that  the  Owner  reimburse  the  Manager 
for  all  owner- approved,  on-site  payroll  and  on-site  office 
supplies  costs,  and  will  not  reimburse  the  Manager  for  any  off- 
site  payroll  or  accounting  service  costs,  other  than  charges 
for  computer  reporting. 

Brokerage  Fee 

The  Management  Company  does  not  receive  a  separate  fee  for 
leasing  or  brokerage  work  performed.   It  is  the  responsibility 
of  Management  to  use  its  best  efforts  to  keep  the  apartments 
rented  and  leases  renewed. 


Income  Processing 

The  Manager  is  responsible  for  the  collection  and  processing 
of  all  income  in  connection  with  the  subject  property.   The 
possibility  of  theft  or  diversion  of  those  funds  by  the  Manager 
is  guarded  against  by  minimizing  the  extent  to  which  the 
Manager  handles  the  income.   To  this  end,  rental  payments  by 
the  tenants  are  mailed  by  them  directly  to  the  depository  bank 
or  are  delivered  by  check  to  the  on-site  management  office 
where  they  are  subsequently  mailed  to  the  bank  (cash  is  not 
accepted) ,  and  are  deposited  by  the  bank  in  the  operating  bank 


account  maintained  exclusively  for  the  subject  property.   To 
this  extent,  the  Manager's  personnel  never  handles  the  receipts 
A  record  of  the  receipts  is  made  by  the  bank  on  computer  tape 
and  this  tape  is  the  source  of  posting  the  rental  payments  to 
the  accounts  of  the  tenants . 


Quarterly  Reviews 

The  Management  Agent  meets  quarterly  with  the  Owner  in  an 
effort  to  analyze  objectives  and  goals  which  have  been  set 
forth  for  the  year  and  period  covered.   Areas  of  general 
discussion  would  include  financial,  marketing,  and  operations. 
Special  reports  on  significant  projects  would  be  given  and 
recommendations  for  improvements  or  policy  changes  submitted 
at  this  time.   This  communication  process  between  the  Owner 
and  Manager  results  in  a  more  efficient  and  organized  operating 
plan,  appropriate  revisions  made,  and  new  policies  established. 


MAINTENANCE  AND  BUILDING  SERVICES 


General  Procedures  and  Responsibilities 

It  is  the  Management  Agent's  responsibility  to  make  certain 
that  all  cleaning,  repairs,  maintenance,  decorating  and 
alterations  are  completed  efficiently,  promptly  and  within 
the  prescribed  limits  of  quality  and  budget  approved  by  the 
Owner.   While  some  outside  vendors  are  utilized,  the  main- 
tenance and  service  functions  are  largely  performed  by  two 
specific  in-house  staffing  groups:   Custodial  and  Mechanical. 

The  Custodial  Department  is  headed  by  a  salaried  supervisor 
whose  responsibilities  include  the  administration  and 
supervision  of  staff,  development  and  assignment  of  work 
schedules,  maintenance  of  supplies  and  equipment,  and 
communicating  and  working  closely  with  the  Management  and 
Rental  Office.   The  custodial  staff  performs  all  the  work 
necessary  to  prepare  apartment  units  for  re-rental,  removes 
trash  from  the  buildings  and  cleans  public  and  commercial 
areas . 

The  mechanical  functions  are  carried  out  on  a  24  hours-a- 
day,  seven  days-a-week  staff  directed  by  an  Engineering 
Supervisor.   Daily  work  functions  are  performed  according 
to  the  building  service  log  and  periodic  or  preventive  mainten- 
ance work  is  assigned  through  a  controlled  work  order  system 
generated  by  the  Management  Office  to  the  Engineering 
Supervisor. 

The  specific  subjects  included  in  this  area  are  as  follows: 

Operating  Staff 

It  is  the  overall  responsibility  of  the  Management  Agent  to 
assure  that  there  is  sufficient  staff  in  number  and  training 
to  man  the  service  control  desks  and  provide  engineering  and 
security  services  on  a  24-hour,  seven- day -week  basis  as  well 
as  to  effectively  clean  and  maintain  the  property  and  service 
the  tenants.   The  Management  Agent  will  review  and  submit  to 
the  Owner  recommendations  of  possible  staffing  changes  and 
salary  adjustments  to  assure  maximum  efficiency  without 
sacrificing  quality. 


Tenant  Work  Order  Requests 

All  residents  are  instructed  to  advise  the  Management  Office 
of  any  work  requests  they  may  have.   These  requests  are 
recorded  on  a  daily  log  sheet  and  assigned  to  a  member  of  the 
mechanical  or  custodial  staff  for  completion.   Unusual  or 
extensive  work  is  referred  to  the  Maintenance  Supervisor  for 
his  direction  which  results  in  a  more  specific  work  order 
being  issued.   If  the  tenant  request  is  for  service  beyond 
which  they  are  entitled,  they  are  advised  by  the  Management 
Office  accordingly.   All  daily  log  sheets  are  reviewed  and 
maintained  at  the  Management  Office  to  make  certain  that  all 
maintenance  procedures  and  staff  are  being  properly  responsive 
to  the  needs  of  the  tenants. 


Routine  Work  Schedule 

All  work  assignments  are  handled  by  the  appropriate  work 
supervisors.   Certain  job  assignments  are  routine  and  performed 
daily.   Schedules  for  these  routine  assignments  are  developed 
in  conjunction  with  the  Property  Manager  and  posted.   All 
work  is  evaluated  by  review,  recording  of  time  of  job,  and 
noting  comments  on  completed  project. 

Preventive  Maintenance  Schedules 

Preventive  maintenance  schedules  developed  by  the  Management 
Agent  are  kept  at  custodial  and  mechanical  workshops.   Monthiy 
reviews  are  made  by  the  supervisor  and  submitted  to  the 
Management  Office.   Work  schedules  are  posted  and  require 
the  worker's  signature  when  the  assignment  is  complete.   The 
Management  Agent  will  develop  an  appropriate  preventive 
maintenance  schedule  which  will  be  included  in  a  manual. 

Emergency  Procedures  and  Back-Up 

An  operating  manual  will  be  assembled.   It  will  outline 
procedures  to  be  followed  for  emergency  situations  such  as 
smoke,  fire,  flooding,  bomb  threat,  water  pipe  break,  blackout, 
brownout,  sickness  and  deaths.   The  manual  is  sectionalized 
so  that  each  of  the  operating  groups  has  quick  reference  to 
their  defined  area  of  responsibility.   It  is  essential  that 
this  document  be  reviewed  constantly  to  make  sure  that  the 
various  crisis-type  situations  are  being  processed  appropriately 
and  that  the  staff  is  continually  being  briefed  to  make 
certain  their  role  is  understood. 


Supplies  and  Equipment 

Major  building  supplies  and  equipment  are  inventoried.   Areas 
break  down  into  three  major  categories:   (1)  mechanical 
tools  and  equipment,  (2)  custodial  equipment  and  supplies, 
(3)  office  and  building  furniture  and  equipment  and  supplies, 
reviewing  supplies  and  equipment,  the  Manager  can  determine 
consumption  and  proper  utilization,  control  expenditures  and 
evaluate  quality  and  cost  effectiveness. 

Licenses ,  Permits  and  Notices 

The  following  licenses  and  permits  will  be  in  effect  at  the 
apartments : 

Annual  Elevator  Inspection  Certificate 

Real  Estate  Salesman's  and  Broker's  license 

Unemployment  Insurance  Notice 

Workmens '  Compensation  Notice 

Occupational  Safety  and  Health  Act  (OSHA)  Notice 

Equal  Employment  Opportunity  Notice 

Fair  Housing  Notice 

It  is  the  Management  Agent's  responsibility  to  review  and 
make  certain  that  the  above  licenses ,  permits  and  notices  are 
current  and  properly  displayed.   If  any  new  requirements  are 
established,  the  Owner  is  advised  and  compliance  is  initiated 
by  the  Management  Agent. 

Energy  Conservation 

The  Management  Agent  will  explore  every  possible  avenue  of 
energy  conservation  and  make  recommendations  to  the  Owner. 

Safety  Standards  and  OSHA 

The  nature  of  the  work  involved  for  the  entire  staff  is  such 
that  the  exposure  to  unsafe  and/ or  abnormal  situations  would 
be  a  most  unusual  situation.   Wherever  possible,  safety 
equipment  is  provided  --  depending  on  the  task  being  performed 
—  such  as  safety  goggles,  work  gloves,  etc.   It  is  the  concern 
of  the  Management  Agent  to  be  continually  aware  of  changing 
conditions  and  situations  and  to  be  receptive  to  the  attendant 
safety  exposures  and  responsive  to  same.   The  Occupational 
Safety  and  Health  Act  of  1970  (OSHA)  has  definite  record- 
keeping requirements  which  are  strictly  adhered  to  by  the 
Management  Agents  at  its  corporate  headquarters . 


Service  Contracts 

Only  specific  technical  work  is  serviced  by  outside  contractors. 
These  include  air  conditioning  service  and  overhaul,  elevator 
maintenance,  water  treatment,  exterminating,  rubbish  removal, 
and  the  laundry  concession.   All  service  contracts  are  reviewed 
and  approved  by  the  Owner  prior  to  signing  and  are  re -bid  each 
new  term. 


Appliance  Repairs 

Almost  all  of  the  appliance  repair  work  is  performed  by  in-house 
staff.   The  utilization  of  the  Manager's  personnel  for  repairs 
results  in  substantial  cost  savings,  greater  efficiency,  and 
more  prompt  response  to  service  calls  from  tenants.   The 
appliances  include  dishwashers,  disposals,  refrigerators, 
and  stoves.   Replacement  parts  are  inventoried.   The  Management 
Agent  continues  to  review  the  quality  and  cost  of  this  service 
and  keeps  the  Owner  advised. 

Mechanical  Systems 

The  mechanical  systems  constitute  a  significant  use  of  energy 
and  the  Manager  will  be  constantly  developing  ways  to  monitor 
its  efficiency  and  improve  its  operation  without  causing 
tenant  discomfort. 


Landscaping 

The  Management  Agent  will  employ  adequate  staff  to  maintain 
the  landscaped  grounds.   Outside  contractors  will  be  hired 
for  specialized  services,  such  as  fertilization,  high  tree 
work  or  re- seeding. 


Plumbing  Repairs 

Minor  plumbing  will  be  done  by  the  maintenance  staff.   The 
staff  will  be  trained  for  this  by  Niles  Company.   Outside 
contractors  will  be  used  as  necessary.   It  will  be  the 
policy  to  use  on-site  staff  to  the  extent  possible  for 
economy  and  speed  of  service. 


Redecorating  Apartments 

All  painting  work  is  contracted  through  an  approved,  properly- 
insured  vendor.   Contractor  prices  include  labor  and  other 
materials,  excluding  paint.   All  paint  is  purchased  competitive- 
ly by  the  Management  Agent  and  is  stocked  and  inventoried  at 
the  property.   Paint  colors  are  standardized.   Custom  work, 
approved  by  the  Management  Agent,  is  paid  for  directly  by  the 
tenant.   Such  custom  painting  must  equal  or  exceed  the  building 
standards.   It  is  the  Management  Agent's  policy  to  constantly 
weigh  the  merits  of  having  the  painting  work  done  by  its  own 
staff  or  by  outside  contractors  and  to  consider  ways  of 
controlling  the  cost  and  quality  of  redecorating. 

Redecorating  Buildings 

A  clean,  well-decorated  building  is  essential  to  commanding 
the  rent  levels  and  reputation  desired.   The  Management  Agent 
will  continue  to  monitor  and  perform  work  in  this  area. 

Rubbish  Removal 

An  effective  rubbish  removal  system  throughout  the  development 
is  essential  to  maintaining  immaculate  grounds  and  common 
areas.   Therefore,-  in  addition  to  adequate  rubbish  removal 
facilities  within  the  individual  units ,  sufficient  receptacles 
will  be  placed  throughout  the  development.   All  residents  will 
be  properly  instructed  on  the  removal  of  trash  from  their 
units.   Management  will  solicit  bids  for  the  most  cost- 
effective  method  of  trash  removal  from  the  site. 


Snow  Removal 

Snow  removal  will  be  accomplished  by  both  on-site  staff  and 
outside  contractors.   The  staff,  with  appropriate  equipment, 
will  remove  snow  and  ice  from  sidewalks,  front  steps,  and 
pedestrian  areas.   Outside  contractors,  with  heavy  equipment, 
will  clear  snow  from  roads  and  parking  areas . 

Keys  and  Locks 

Each  tenant  upon  taking  occupancy  is  supplied  with  two  key 

sets  consisting  of  three  keys:   Mail  key  for  the  apartment 

mailbox,  a  standard  key  which  is  the  same  for  all  tenants 

that  allows  entry  into  the  building;  and  a  specially  cut  key  for 


their  individual  apartment  doors.   This  key  cannot  be  duplicated 
anywhere  except  through  the  Management  Office  where  additional 
keys  may  be  purchased  at  a  minimal  charge.   Duplicates  of  all 
keys  are  maintained  at  the  building  and  are  only  issued  to 
tenants  or  properly  authorized  parties .   Signatures  for  the 
release  of  all  keys  are  a  prerequisite  to  assure  proper  security 
control.   Master  keys  are  issued  by  the  Management  Office  only 
to  the  supervisors.   These  keys  are  not  issued  for  routine 
access  by  the  maintenance  employees  to  perform  work  order 
requests  for  the  tenants.   Appropriate  access  is  gained  by 
having  the  employee  sign  for  the  individual  apartment  key  which 
must  be  returned  prior  to  the  end  of  the  work  day. 

Uniforms 

The  Mechanical  and  Custodial  staff  have  uniforms  purchased 
for  them  which  consist  of  stock  trousers  and  long-sleeve 
shirts .   This  procedure  is  economical  and  enhances  the 
neatness  of  the  staff.   In  addition,  a  washer/dryer  facility 
will  be  located  at  the  maintenance  shop ,  for  the  cleaning  of 
work  clothes.   The  insistence  by  the  Manager  that  the  work 
staff  be  uniformed  provides  a  basis  for  a  standard  dress 
code  that  creates  a  sense  of  security  for  tenants  who  will 
recognize  the  authorized  staff  immediately. 


TENANT  RELATIONS  AND  TENANT  ACTIVITIES 


General  Procedures  and  Responsibilities 

The  on-site  Management /Rental  Office  is  the  cornerstone  for 
responsive  tenant  relations.   Both  residents  and  Management 
personnel  communicate  directly  to  or  from  this  office  to 
insure  a  coordinated  posture.   Prompt,  courteous,  and  effective 
response  to  tenant  inquiries  and  requests  are  essential 
components  in  the  development  of  proper  tenant  relations . 
The  various  systems  and  procedures  that  have  been  developed 
over  the  years  facilitate  the  way  in  which  management  handles 
most  day-to-day  affairs. 

The  development  of  policies  and  procedures,  systems  and 
schedules  affecting  the  operation  of  the  property  and  its 
impact  on  the  residents  are  always  communicated  through  the 
Property  Manager  to  insure  a  smooth  operation.   It  is  the 
responsibility  of  the  Manager  to  monitor  tenants'  compliance 
with  policies  and  procedures  and  to  consistently  and  equitably 
pursue  strict  adherence  to  building  rules  and  regulations. 

In  addition,  the  Management  Agent  will  develop  a  program  of 
tenant  activities  which  will  allow  the  tenants  to  take  full 
advantage  of  the  resources  of  the  development  and  the  surround- 
ing community.   Moreover,  these  activities  will  be  helpful  in 
attracting  new  tenants  and  condominium  owners  to  this  develop- 
ment.  The  issues  discussed  in  this  section  are  as  follows: 


Move-In  Policies 

The  moving  in  and  out  of  tenants  without  a  well-regulated 
policy  can  provide  disruptions  to  all  tenants,  particularly 
with  respect  to  elevator  usage.   All  moves  are  approved  by 
the  Rental  Manager  who,  in  turn,  advises  the  maintenance 
staff  of  the  scheduling.   In  order  to  minimize  disruptions 
and  extend  courtesy  to  other  tenants,  moves  are  not  scheduled 
after  9:00  P.M.  or  on  Saturdays,  Sundays,  or  holidays  without 
prior  approval  of  the  Management  Office  for  unusual  situations. 
A  requirement  is  that  either  the  tenant  be  present  during  the 
move  or  they  must  have  submitted  prior  written  authorization 
to  the  Management  Office  to  open  the  apartment  in  their 
absence.   A  continued  monitoring  of  these  policies  is  necessary. 


Tenant  Organization 

Development  of  a  representative  tenant  organization  for  an 
apartment  complex  of  this  size  will  be  instrumental  in  main- 
taining positive  tenant-management  relations.   Beginning 
with  orientation  at  move- in,  the  Management  Agent  will 
encourage  new  residents  to  establish  a  resident  organization 
on  a  building/neighborhood  basis.   Management  will  initially 
assist  in  the  organization  of  the  tenant  groups  and  host 
regular  meetings  to  foster  communication.   Once  established, 
Management  will  maintain  positive  relations  with  the  group 
representatives  through  regular  meetings  and  a  general  open- 
door  policy. 

Tenant  Grievance  Procedures 

Management  will  maintain  an  "open  door"  policy  with  respect 
to  residents  with  grievances.   If  the  grievance  involves  two 
or  more  tenants,  Management  will  hold  the  appropriate 
meetings  to  attempt  to  bring  about  an  amicable  solution. 

Insurance  Claims 

In  accordance  with  the  Management  Agreement,  the  Owner  is  to 
obtain  and  keep  in  force  all  forms  of  property  insurance  for 
the  apartments  with  the  exception  of  insurance  on  the 
Management  Agent's  employees.   All  accidents  are  brought  to 
the  attention  of  the  Management  Agent's  central  office  with 
any  recommendation  for  possible  settlement  of  a  claim.   The 
Management  Agent  will  monitor  the  processing  of  claims  and 
cooperate  in  any  adjustments  as  requested  by  the  Owner. 

Property  Damage /Theft 

Marketing  and  tenant  relations  are  substantially  bolstered 
through  strong  security  procedures.   Incidents  resulting  in 
property  damage  or  theft  are  reported  to  the  Owner.   With 
security  being  such  a  strong  marketing  factor,  it  is  the 
responsibility  of  the  Management  Agent  to  strengthen  its 
system  and  keep  the  Owner  informed  of  any  trends  that  may 
develop. 

Water  Damage 

On  occasion,  an  apartment  or  group  of  apartments  will  be 
subject  to  water  damage  from  exterior  leakage  or  pipe  breaks 


within  the  building.   In  such  instances,  a  list  of  personal 
items  damaged  are  inventoried  by  the  tenant  and  a  report  is 
fxled  wxth  the  Owner.   Corrective  work  to  the  apartment  is 
scheduled  and  completed  promptly.   The  goal  is  to  minimize 
tenant  inconvenience,  correct  the  problem,  and  to  avoid  loss 
of  rental  income.   This  "prompt  action"  method  of  processing 
such  claims  should  be  reviewed  annually. 

Tenant  Disturbances 

Noise  transmission  between  apartment  units  can  be  a  source 
of  irritation.   Although  acoustical  construction  will  reduce 
the  level  of  this  sound  transmission  to  a  minimum  there  are 
occasions  when  unreasonable  noise  requires  the  intervention 
o£  Management.   All  incidents  of  excess  noise  are  reported 
to  Management  who,  in  turn,  contacts  the  tenant  and  asks  for 
cooperation  if,  in  fact,  the  tenant  is  responsible.   The 
incident  and  related  facts  are  noted  in  the  daily  log   This 
log  is  reviewed  by  the  Property  Manager.   Repetitive  problem 
situations  require  the  attention  of  the  Manager  directly 
Management's  responsibility  and  objective  is  to  ensure  that 
all  tenants  can  enjoy  reasonable  peace  within  their  apartments 

Transfers 

A  request  for  transfer  from  one  apartment  to  another  is  sub- 
mitted by  the  tenant  in  writing  to  the  Management  Office 
The  transfer  policy  hinges  on  two  objectives:   (1)  that  no 
rent  loss  occurs  as  a  result,  and  (2)  that  with  few  excep- 
tions, the  reason  for  requesting  the  transfer  be  valid 
i.e.,  change  in  income,  family  size,  etc.   This  policy' 
allows  transfers  to  take  place  using  understandable  standards 
which  are  uniformally  handled  with  all  residents.   Tenant 
transfer  policy  should  be  reviewed  periodically  as  it 
affects  the  cost  of  operation  and  tenant  relations. 

Soliciting 

It  will  be  the  policy  of  the  Owner  and  management  not  to 
allow  open  solicitation  of  any  type  within  the  buildings   as 
security  and  privacy  comprise  two  important  amenities  in 
apartment  living  today. 

Tenant  Requests  and  Complaints 

Tenant  complaints  and  requests  for  repairs  are  referred  to 
the  Management  Office  and  entered  into  the  service  log. 


Those  of  a  continued  or  unusual  nature  are  referred  to  the 
Management  Office  and  handled  on  a  case-by-case  basis.   The 
objective  of  Management  is  to  handle  tenant  requests  and 
complaints  in  an  orderly  and  expeditious  fashion  which  gives 
the  tenant  a  feeling  of  superior  service. 

Redecorating 

The  Management  Agent  will  repaint  the  units  in  accordance 
with  an  established  schedule  approved  by  the  Owner.   Units 
are  anticipated  to  be  repainted  by  the  Owner  at  least  every 
five  years  and  when  units  are  vacated. 

Parking 

Because  of  the  large  size  of  the  development,  close  control 
of  parking  is  critical.  All  tenants  will  have  full  written 
information  on  the  parking  options  and  rules. 

All  cars  will  be  registered  in  the  management 
office. 

There  will  be  a  charge  for  parking  in  the  enclosed 
garage,  and  parking  will  be  free  outdoors. 

Areas  will  be  reserved  for  guest  parking. 

Security  will  have  authority  to  leave  notes  on 
mis-parked  cars,  but  will  also  have  authority  to 
have  cars  towed,  if  circumstances  warrant. 

Convenient  and  accessible  handicapped  parking  will 
also  be  available  in  the  enclosed  garages  and  in 
the  open  parking  areas . 

Laundry 

Coin  operated  laundry  rooms  are  located  at  each  floor  of  the 
towers  and  mid-rise  buildings.   The  equipment  in  each  of 
these  rooms  is  provided  for  and  maintained  by  a  laundry 
equipment  contractor.   Tenant  claims  for  damage  to  their 
clothing  caused  by  machines  are  referred  by  the  Management 
Office  to  the  laundry  equipment  contractor  who  becomes 
involved  in  any  settlement  with  the  tenant.   This  is  a 
sensitive  tenant  relations  area  in  which  the  Management 
Agent  will  stay  involved  to  see  that  the  tenants  are  properly 
served.   As  for  the  family  units,  hook-ups  for  washers  and 
dryers  will  be  provided  within  the  apartment. 


Newsletter  and  Written  Communications 

Management's  objective  is  to  be  cordial,  personal,  and 
professional  in  communicating  with  residents.   Appropriate 
background  information  and  lines  of  reasoning  are  to  be 
presented  to  the  residents  rather  than  dictated.   Written 
communications  are  done  in  a  timely  fashion  so  as  to  give 
sufficient  advance  notice  to  residents  of  actions  or  plans. 
Properly  prepared  and  delivered  written  communications  help 
to  lessen  adverse  reactions  that  will  always  develop  with 
any  change  in  the  status  quo. 

A  monthly  or  bi-monthly  newsletter  will  be  written  and 
distributed  by  Management.   Active  tenant  participation  will 
be  solicited  for  this  effort.   Newsletters  have  a  multitude 
of  benefits  to  both  tenant  and  Owner;  not  the  least  of  which 
are: 

—   promoting  a  sense  of  community; 

announcing  rules  and  processes;  and 

bridging  the  communication  gap  between  Owner  and 

tenants . 


Social  Service  and  Recreation  Programs 

It  is  the  intent  of  the  developer  and  Management  to  integrate 
and  fully  utilize  the  rich  abundance  of  social  service 
agencies  currently  present  at  Columbia  Point.   The  design  of 
the  new  Columbia  Point  calls  for  a  town  center  in  which  many 
of  the  services  could  be  concentrated  in  order  to  allow  easy 
accessibility  for  the  resident/ client.   Management  will  work 
closely  with  the  agencies  to  develop  an  on-going  relationship 
with  all  of  the  agencies  in  the  hope  of  developing  an 
umbrella  network  to  address  first  the  needs  of  the  resident 
community  and  then  of  the  public  at  large.   A  comprehensive 
resource  directory  will  be  developed  for  all  residents  to 
inform  them  of  the  available  services  at  Columbia  Point. 
Just  as  the  establishment  of  resident  organizations  will  be 
encouraged,  we  will  also  encourage  the  establishment  of 
resident  participation  on  the  boards  of  these  various  agencies 
to  insure  community  representation. 

At  the  outset,  Management  will  review  the  existing  needs  of 
the  Columbia  Point  residents  to  assure  that  appropriate 
services  are  available  for  the  resident  community.   Regular 
meetings  will  be  scheduled  with  agency  representatives, 
management  and  resident  representatives,  to  assure  that 
resident  needs  are  being  met.   Evaluation  of  resident  and 
community  needs  will  be  done  at  least  on  an  annual  basis 
since  resident  populations  change. 


A  need  has  already  been  recognized  for  increased  vocational 
training,  day  care  and  youth  development  and  counseling. 
Where  these  services  are  not  presently  provided  on-site, 
Management  will'  solicit  public  agencies  to  arrange  exchange 
or  referral  services  to  provide  services  on  a  regular  basis. 

Description  of  Management,  Tenant  Assignment  and  Security 
(Post  Rehab) L 

Residents  who  have  gone  through  the  screening  process  described 
above  will  be  assigned  an  apartment  in  accordance  with  their 
needs  and  the  overall  plan  for  an  economic  and  racially 
mixed  community.   Once  the  applicant  is  notified  of  approval 
and  building  assignment,  he/she  will  be  taken  on  a  tour  of 
the  grounds  and  to  his/her  particular  unit.   Security  will 
be  stressed  at  orientation  for  the  new  resident.   Management 
will  introduce  the  new  resident  to  his/her  neighbors  during 
the  orientation  process.   The  resident  in  turn  will  meet  the 
Management  staff  including  security  and  maintenance  in  order 
to  familiarize  him/her  with  the  personnel  of  the  development. 
It  must  be  stressed  that  Management  and  security  operations 
will  be  experienced  consistently  for  residents  of  all  income 
categories  in  each  building  since  each  building  will  contain 
a  mixed  income  residential  community. 


CUSTODIAL  STAFF 


Custodial  Supervisor 

--  Employ  and  train  staff  to  perform  all  functions  relating 

to  areas  of  cleaning;  washing,  waxing,  and  shampooing 

of  carpeting,  etc. 
--  Purchase  materials  and  supplies  for  department. 
--  Assist  Manager  in  forecasting  a  custodial  budget  and 

direct  work  efforts  to  conform  to  this  budget. 
--  Administer  the  staff  and  enforce  established  work  rules. 
--  Schedule  and  coordinate  cleaning  assignments  in  order  to 

prepare  vacated  apartments  for  occupancy. 

—  Establish  and  maintain  cleaning  schedules  for  public 
and/ or  common  areas  within  the  buildings  and  the 

adj  acent  exterior  areas . 

Custodians 

Trash  Men 

--  Daily  cleaning  of  laundry  rooms. 

--  Daily  policing  of  outside  areas  adjacent  to  the  buildings 

--  Daily  removal  of  trash  and  cleaning  of  trash  closets. 

—  Daily  specific  assignments  as  directed  by  Supervisor. 

Swing  Men 

--  Fill  in  for  off-duty  personnel. 

—  Clean  apartments  when  vacated. 

—  Carpet  shampooing. 

--  Window  and  shade  cleaning  and  repair. 

--  Specific  daily  assignments  by  Supervisor. 

Night  Man  -  Part  Time 

--  Responsible  for  the  cleaning  of  commercial  and  office 
areas  as  directed  by  lease  agreements ,  to  include 
periodical  and  daily  assignments  in  the  following 
categories : 


—  Waxing  of  floors 

--  Vacuuming  carpets 

--  Removing  trash 

--  Wall  spotting 

--  Scrubbing /mopping  of  lavatories 


MECHANICAL  STAFF 

Maintenance  Supervisor 

—^-^—— — ^— _•___  ^ 

--  Train,  supervise  and  enforce  established  work  rules  and 

policies  of  the  staff  to  perform  in  all  areas  pertinent 

to  the  mechanical  operation  of  the  apartments. 
--  Issue  special  work  assignments  on  a  preventive  maintenance 

schedule  or  as  needed. 
--  Administer  the  daily  work  load  and  respond  to  individual 

tenant  requests  as  noted  on  the  Service  Control  Manager's 

log  reports. 
--  Secure  materials  and  supplies,  as  necessary. 
--  Make  recommendations  to  the  Manager  with  respect  to  capital 

replacements,  improvements  and/or  efficiencies. 
--  Assist  Manager  in  establishing  a  maintenance  budget  and 

conduct  maintenance  operations  within  the  scope  of  that 

budget. 

--  Monitor  and  record  steam  and  electrical  consumption,  and 
be  able  to  justify  unusual  variances. 

Apartment  Engineers 

—  Responsible  for  temperature  controls  of  mechanical  room 
areas . 

--  Responsible  for  the  operation  of  the  absorber  and  heat 
exchanger. 

--  Assure  that  the  thermostats  controlling  heat  and  air 

conditioning  in  all  apartments  are  functional  and  accurate 

--  Provide  coverage  daily  and  through  weekend  and  holiday 
periods . 

Maintenance  Mechanics 

--  Perform  preventive  maintenance  work  within  apartments  and 

control  mechanical  plants  when  directed. 
--  Overhaul  and/or  replace  pumps,  motors,  circulators,  etc. 


—  Replace,  when  needed,  and/ or  assist  engineers  when 
additional  help  is  necessary. 

--  Coverage  to  be  provided  on  second  and  third  shifts  on 
a  seven-day  basis. 

Handyman 

--  Perform  the  major  portion  of  appliance  repair. 

—  Respond  to  tenant  requests  as  noted  on  the  Service  Control 
Manager's  log  sheet. 

--  Assist  in  the  mechanical  preparation  and  readiness  of 

vacant  apartments . 
--  Perform  any  work  assignments  as  directed  by  Supervisor 
--  Assist  the  maintenance  engineers  and  maintenance  mechanics 

in  situations  when  needed  and/ or  directed. 
--  Work  week  to  be  Monday  through  Friday  -  First  shift 


MARKETING  PLAN 

The  objectives  of  the  Marketing  Program  are: 

to  rent  1336  newly  constructed  and  rehabilitated  apartments; 

to  sell  264  new  condominium  units;  and 

to  relocate  the  400  existing  residents  into  appropriate 
newly  constructed  or  rehabilitated  living  units 

within  the  parameters  of  the  overall  development  program.   In 
order  to  achieve  these  objectives,  the  image  of  the  Columbia 
Point  development  must  be  changed  to  reflect  the  quality,  the 
amenitites  and  the  services  of  the  new  residential  community 
which  will  be  offered  as  well  as  the  resources  that  will  be 
available  to  the  development.   These  resources  include  the 
developments ' : 

accessibility  to  the  sea; 

its  relationship  to  the  other  institutions  on  the 
Peninsula,  in  terms  of  the  significant  and  well 
designed  physical  facilities  of  the  Kennedy  Library, 
the  University  of  Massachusetts  and  The  Massachusetts 
Archives  State  Records  Center  &  Archives  Museum 
as  well  as  the  services  and  amenities  that  will  be 
available  including  educational  programs  through  the 
University  of  Massachusetts '  Day  and  Extended  Day 
Programs ; 

the  athletic  facilities  available  at  the  University 
of  Massachusetts  and  at  the  local  schools,  school 
programs  at  the  elementary  and  middle  public  schools 
which  rank  highly  in  performance  within  the  Boston 
school  system  and  the  private  BC  High  School; 

employment  opportunities  on  the  peninsula  with  the 
above  noted  institutions  and,  among  others,  the  Bayside 
Exposition  Center  and  the  First  National  Bank  of 
Boston's  Computer  Center;  and 

and  its  close  relationship  to  downtown  Boston  which  is 
easily  accessible  by  car  and  public  transportation. 

The  marketing  program  will  be  undertaken  by  Niles  Company  in 
conjunction  with  TSI  Management  Services,  Inc.   In  addition, 
marketing,  public  relations  and  advertising  consultants  will 
be  retained  to  participate  in  their  relevant  areas  of  the 
marketing  program. 


As  soon  as  the  developer  is  designated, it  will  retain  a  marketing 
consultant  to  help  refine  the  development  Program  by  analyzing 
the  potential  market.   Concurrently,  the  public  relations  and 
advertising  consultant  will  be  engaged  for  the  purpose  of 
determining  a  new  name  for  the  development;  determining  a  logo; 
developing  an  early  and  solid  relationship  with  the  press;  and 
working  with  the  Columbia  Point  Community  Task  Force,  The  Boston 
Housing  Authority,  the  Boston  Redevelopment  Authority,  and  the 
other  institutions  and  agencies  that  have  an  interest  in  the 
development,  whether  directly  or  indirectly,  including  the 
University  of  Massachusetts,  the  Kennedy  Library,  the  First 
National  Bank,  St.  Christopher's  Church,  the  Bayside  Exposition 
Center  and  the  Massachusetts  State  Records  Center  and 
Archives  Museum  --  thus,  providing  a  means  of  expressing  their 
ideas  and  concerns.   Hopefully,  this  relationship  will  result 
in  active  and  comprehensive  planning  for  the  entire  Peninsula. 
From  these  efforts,  an  overall  advertising  and  marketing  strategy 
will  be  determined. 

Once  the  elements  of  strategy  have  been  planned,  the  logo, 
brochure,  graphics  and  advertising  will  be  designed,  bearing 
in  mind  at  all  times  the  30  percent  minority  goal  for  moderate 
income  and  market  rate  households.   This  program  must  be  com- 
pleted at  least  three  months  before  the  opening  of  the  first 
apartments  to  allow  sufficient  time  for  arrangements  to  be  made 
for  specific  media  insertions,  including  advertising  inserts  in 
the  local  papers  and  for  radio. 

Early  planning  will  go  into  the  design  location  of  the  sales 
office  and  model  apartments.   Six  months  before  the  opening  date, 
the  interior  of  the  sales  office  and  the  model  apartments  will 
be  designed,  and  furniture  and  drapes  will  be  ordered.   Three 
months  before  opening,  photographs  and  graphics  for  the  sales 
office  will  be  ordered.   The  sales  office  will  be  designed  with 
ample  space  to  display  the  development  graphically,  to  be 
comfortable  for  prospects  and  to  have  several  attractive  private 
offices  where  prospective  tenants  or  purchasers  can  confer  with 
the  sales  and  management  people.   There  will  be  a  model  apartment 
for  each  apartment  style  and  the  models  will  be  easily  accessible 
from  the  sales  office  by  foot  or  by  vehicle.   The  development 
will  have  several  enclosed  vehicles  to  transport  applicants  to 
the  model  apartments  and  around  the  site. 

The  quality  of  sales  personnel  is  key  to  the  marketing  process. 
At  least  four  months  before  the  opening  date, a  general  sales 
manager  will  be  hired  to  coordinate  the  program.   Job  descriptions 
will  be  drawn  up  for  sales  people  and  the  appropriate  number  of 
sales  people  will  be  determined.   The  sales  staff  will  be  hired 
at  a  rate  of  about  one  per  month  before  opening  day,  of  which 
at  least  30%  will  be  minority.   The  new  sales  staff  will  immediately 
enter  an  intensive  sales  program,  which  will  emphasize  the  benefit 
of  the  new  housing  opportunities  being  created  and  its  relation- 
ship with  the  "total  Peninsula"  and  the  City  of  Boston. 


Beginning  with  the  initial  opening  of  the  development,  receptions 
will  be  planned  to  dispel  any  lingering  misconceptions  about 
"Columbia  Point"  among  city  leaders  and  within  the  community  and 
the  residential  marketplace.   Various  groups  will  be  invited, 
including: 

--   the  press  --   representing  newletters,  magazines,  radio 
and  television  --  at  a  regional  community  and  ethnic 
level; 

residents  of  Columbia  Point; 

Dorchester,  South  Boston  and  other  city  community  leaders; 
--   City,  HUD  and  State  officials; 

those  who  have  expressed  interest  in  the  housing;  and 

the  real  estate  development  and  property  management 
community. 

A  maximum  sales  effort  will  be  maintained  for  as  long  as  it  is 
necessary  to  fill  the  completed  units  and  to  achieve  the  development 
objectives.   The  marketing  agent  will  meet  with  the  developer 
weekly  to  review  progress  and  to  alter  sales  techniques  as 
necessary.   After  initial  rent-up,  a  sales  office,  sales  staff, 
and  a  number  of  model  apartments  will  be  maintained  in  recognition 
of  normal  annual  turnover  in  all  categories  of  apartments.   The 
office  will  be  open  days  and  appropriate  evenings  and  weekends, 
and  will  be  staffed  by  personnel  who  understand  the  benefits 
and  requirements  of  the  subsidized  apartments  as  well  as  moderate 
income  and  market  units. 


RELOCATION  PLAN 


ADMINISTRATIVE  ORGANIZATION 

TSI  Management  Services,  Inc.  which  has  successfully 
organized  and  coordinated  the  tenant  relocation  and 
subsequent  management  of  three  Boston  rental  develop- 
ments which  were  rehabilitated,  will  be  administratively 
in  charge  of  the  relocation  activities  for  Columbia 
Point.   This  process  although  difficult  has  proven 
successful  in  the  past  as  it  allows  TSI  to  have  respon- 
sibility for  managing  the  properties  both  before  and 
after  they  are  rehabilitated.   During  this  process,  TSI 
has  been  able  to  establish  a  sound  working  relationship 
with  the  relocatees. 


II.   RELOCATION  PROCEDURE 

The  relocation  process  requires  sensitivity  to  the  needs 
and  concerns  of  the  existing  residents.   Because  many  of 
the  existing  buildings  will  be  eliminated  and  because  the 
extent  of  the  proposed  rehabilitation  work  within  the 
apartments  at  Columbia  Point  will  require  that  units  be 
vacant  during  the  construction  period,  a  system  of 
"checkerboarding"  the  existing  tenants  within  Columbia 
Point  will  be  worked  out  in  accordance  with  the  staging 
program  detailed  in  Section  III  of  this  proposal.   Once 
buildings  are  completed  and  families  have  been  moved  into 
their  new  units,  vacated  buildings  will  be  available  for 
construction.   By  working  out  a  detailed  schedule  before- 
hand, TSI  will  be  able  to  work  closely  with  existing 
families  to  minimize  any  inconvenience  to  them  during  the 
construction  period. 

In  some  cases,  families  may  choose  to  move  off-site  during 
the  construction  period  or,  in  a  limited  number  of  instances, 
be  requested  to  relocate  off- site  so  that  the  construction 
process  can  be  expedited.   In  order  to  be  prepared  for  any 
off-site  relocation  needs,  TSI  will  investigate  housing 
options  from  various  sources  in  the  Boston  area  -  including 
the  Boston  Housing  Authority,  Section  8  existing  housing 
and  other  subsidized  housing  stock,  including  HII's  Boston 
developments  which  have  a  total  of  1255  subsidized  units. 
Any  family  which  moves  off  the  site  during  the  construction 
period  will  be  assured  of  a  new  unit  in  the  completed  pro- 
ject and  will  have  the  cost  of  their  moving  paid  for  by  the 
development.   TSI  will  seek  other  housing  resources  if  neces- 
sary for  temporary  relocation  purposes.   To  the  extent  that 
temporary  off-site  housing  is  needed,  TSI  will  conform  with 
all  requirements  of  the  Uniform  Relocation  Act. 


III.   RELOCATION  STUDY 

Prior  to  the  formulation  of  a  final  relocation  plan  for 
the  existing  families,  an  in-depth  interview  with  each 
existing  family  at  Columbia  Point  will  be  conducted  to 
accomplish  the  following  objectives: 

1.  Identify  each  family  in  the  Columbia  Point  development 
pursuant  to  existing  rent  roles; 

2.  Gather  family  composition  information  pertinent  to 
unit  occupancy  eligibility  relative  to  family  size; 

3.  Identify  extended  families  presently  residing  in  a 
single  unit; 

4.  Provide  existing  families  with  initial  contact  with 
the  prospective  Owner  and  the  Management  Agent. 

IV.   RELOCATION  ASSURANCES 

1.  Site  occupants  will  be  given  the  right  of  first 
refusal  to  any  rehabilitated  or  new  unit  within 
the  development  for  which  they  qualify. 

2.  Each  occupant  will  not  have  less  than  60  days  written 
notice  from  the  date  of  closing  before  being  relocated. 

3.  Occupants  will  not  be  required  to  move  until  they  have 
been  offered  a  reasonable  number  of  accommodations 
which  meet  relocation  standards.   All  referrals  will 
be  documented  in  writing  to  the  occupant. 

4.  The  existing  unrehabilitated  units  in  which  the 
resident  is  presently  living  will  be  maintained  in 
good  condition  until  the  residents  are  actually  re- 
quired to  relocate  to  the  new  unit. 

V.   INFORMATIONAL  PROGRAM 

All  occupants  scheduled  to  be  relocated  in  the  rehabilitation 
program  will  receive  the  following  types  of  materials : 

1.  A  complete  description  of  the  rehabilitation  program 
indicating  a  proposed  scheduling,  when  they  may  have 
to  vacate  their  buildings  and  what  buildings  and  unit 
sizes  will  be  available  for  them  to  move  into. 

2.  It  will  clearly  state  that  relocated  residents  have 

a  priority  in  obtaining  new  rehabilitated  units  within 
the  development. 


Our  general  informational  material  will  also  include  the 
relocation  standards  and  protections  that  the  existing 
residents  have. 

Rent  during  construction  will  be  the  same  rent  that  the 
residents  were  paying  prior  to  our  acquiring  the  proper- 
ties.  As  we  indicated  earlier,  TSI  will  be  responsible 
for  the  property  management,  and  buildings  will  be  kept 
clean,  safe  and  in  operable  condition  prior  to  relocation. 

VI.   REPLACEMENT  HOUSING  UNITS 

TSI  will  develop  a  housing  resource  list  in  addition  to 
those  units  that  are  being  prepared  in  the  development. 
It  should  be  noted  here  that  the  intent  of  the  rehabili- 
tation procedure  is  to  first  rehabilitate  vacant  units 
and  at  the  same  time  begin  new  construction  phases  to 
allow  an  ample  pool  of  units  for  on-site  relocation. 

TSI  will  inspect  any  units  that  the  staff  finds  for 
tenants  outside  of  the  development  to  assure  ourselves 
that  relocation  procedures  are  being  adequately  followed. 
The  Boston  Housing  Authority  and  other  management  companies 
will  be  contacted  for  vacancies  in  existing  units,  if 
necessary. 

VII.   RECORD  KEEPING 

A  folder  on  each  site  occupant  will  be  maintained  by  TSI. 
The  information  in  these  folders  will  be  kept  strictly 
confidential  and  will  be  available  only  to  the  developer 
and  any  appropriate  government  agency. 


Affirmative  Action  Program 


AFFIRMATIVE  ACTION  IN  HIRING 


HII  Corporation  believes  that  a  project  of  this  nature  should 
provide  as  many  employment  opportunities  as  possible  to  minorities 
and  to  the  residents  of  Columbia  Point.   These  opportunities  should 
not  only  be  included  within  the  construction  trades,  but  should  also 
be  made  available,  as  applicable,  within  the  other  professional  areas 
represented  on  the  development  team.   To  this  end,  a  number  of 
affirmative  action  plans  have  been  included  within  this  portion  of 
the  proposal. 

Moreover,  HII  Corporation  will  work  with  the  Task  Force  to  identify 
residents  of  the  community  who  are  seeking  employment,  and  to  assess 
their  skills  and  employment  objectives.   From  this  pool,  each  of  the 
members  of  the  development  team  will  be  able  to  assess  the  available 
resources  within  the  community  and  to  structure  employment  opportuni- 
ties within  their  companies  to  respond  to  these  resources.   In 
addition,  each  of  the  team  members  through  the  Task  Force  will  notify 
the  community  of  the  specific  job  opportunities  so  that  the  residents 
can  apply  for  available  opportunities.   Finally,  if  the  employment 
of  a  Columbia  Point  resident  is  not  working  out,  the  employee  will 
be  notified  of  the  problem  and  his  employment  will  be  terminated  if 
the  problem  isn't  corrected.   The  Task  Force  will  also  be  notified 
in  the  case  of  potential  employment  termination.   HII  and  each 
of  the  members  of  the  development  team  will  do  everything  possible 
to  provide  meaningful  employment  opportunities.   However,  if  the 
employee  is  not  fulfilling  his  obligations,  then  termination  will 
result. 


HII  CORPORATION 
AFFIRMATIVE  ACTION  PROGRAM 


HII  is  a  minority  enterprise  and  its  officers  are  well-aware  of 
the  benefits  which  follow  from  engaging  in  Affirmative  Action 
Programs  with  skill  and  education.   To  this  corporation,  Affirmative 
Action  is  not  merely  government  regulations,  it  is  a  corporate  policy 
founded  in  basic  human  rights  and  pride.   Our  track  record,  which 
was  included  in  our  original  submission,  evidences  this  commitment. 

With  respect  to  Columbia  Point,  HII  will  retain  the  other  team  members 
to  fulfill  specific  development  tasks  -  i.e.,  the  architect  will  be 
responsible  for  project  design,  the  management  agent  will  be  responsible 
for  the  management  plan  and  so  forth  and  will  monitor  each  of  their 
Affirmative  Action  Programs.   Although  development  staffs  are  usually 
small,  because  of  the  size  and  the  complexity  of  this  development, 
it  is  anticipated  that  HII  Corporation's  principal  responsible  for 
this  project  will  have  one  or  two  project  assistants.   One  of  these 
positions  will  be  reserved  for  a  resident  of  Columbia  Point.   This 
individual  will  not  only  be  responsible  for  certain  aspects  of  the 
development  program,  but  will  also  have  an  opportunity  to  strengthen 
his  or  her  professional  skills  through  a  relevant  education  program 
that  might  cover  such  areas  as  finance,  real  estate  development, 
planning  and  basic  concepts  of  architectural  design. 

In  addition,  HII  Corporation  will  have  an  owner's  representative  and 
an  assistant  to  the  owner's  representative  assigned  to  this  development 
beginning  three  months  prior  to  the  start  of  construction.   It  is  the 
owner's  representative's  responsibility  to  work  with  the  architect 
to  insure  that  construction  is  proceeding  in  accordance  with  the  plans 
and  specifications,  to  expedite  the  work  and  any  change  orders  relating 
to  it  and  to  coordinate  the  interests  of  the  residents,  the  management 
agent  and  other  parties  with  the  construction  process.   HII  Corporation 
will  reserve  the  position  for  the  assistant  to  the  owner's  representative 
for  a  resident  from  Columbia  Point.   An  education  program  will  also 
be  developed,  to  enhance  the  growth  of  this  individual  in  his  or  her 
professional  pursuits. 

Upon  completion  of  the  Columbia  Point  development,  these  individuals 
will  be  offered  further  employment  with  HII  Corporation,  if  there  are 
positions  available.   If,  there  are  no  such  positions  available,  HII 
Corporation  will  use  its  best  efforts  to  help  place  these  individuals 
in  comparable  positions  with  other  development  companies.   In 
addition,  HII  will  work  with  the  other  members  of  the  development 
team  to  try  to  assure  that  Columbia  Point  residents  whom  they  have 
hired  and  are  not  able  to  retain  because  of  the  lack  of  an  available 
position  will  be  able  to  find  continued  employment  in  their 
professions  subsequent  to  the  completion  of  the  Columbia  Point 
development.   This  effort  will  include  HII ' s  requiring  its  development 
team  members  on  its  other  projects  to  give  job  preference  to  those 
Columbia  Point  residents. 


BARKAN  CONSTRUCTION  COMPANY,  INC. 
AFFIRMATIVE  ACTION  PROGRAM 


Barkan  Construction  Company  has  enacted  policies  of  equal 
employment  opportunity  and  affirmative  action  that  have  led 
to  significant  employment  and  contracting  opportunities  for 
minorities  and  females  on  its  construction  jobs. 

Attached  as  Exhibit  A  is  the  Barkan  Program  of  Affirmative 
Action  which  details  the  firm' s  policy  and  commitment  to  the 
advancement  of  minority  groups  and  women  in  our  office  and 
field  operations  and  in  contracting  opportunities  for  minority 
and  women's  businesses. 

We  are  proud  of  our  record  of  performance  in  the  area  of  Equal 
Employment  Opportunity  as  evidenced  by  the  results  achieved  on 
past  projects.   Exhibit  B,  E.E.O.  Past  Performance,  illustrates 
our  record  on  five  recent  jobs. 

We  have  reviewed  the  Boston  Housing  Authority's,  Boston  Redevelopment 
Authority's  and  Columbia  Point  Community  Task  Force's  goals  for 
construction  hiring  as  outlined  in  Appendix  B  of  the  Request  for 
Developer  Proposals.   We  are  committed  to  achieve  these  specific 
goals: 

To  meet  or  exceed  the  BHA  policy  that  of  total  person 
hours  in  each  construction  trade  for  a  specified  time 
period,  there  shall  be  30%  minority  employee  person  hours. 

To  meet  or  exceed  the  City  of  Boston  and  BRA  goals  to 
make  our  best  effort  to  attain  at  least  50%  bonafide 
Boston  resident  person  hours  and  10%  women  person  hours. 

To  meet  or  exceed  the  BHA  policy  at  Columbia  Point 
that  30%  of  the  final  construction  agreement  price 
shall  be  expended  for  work  performed  or  goods  or 
services  supplied  by  minority  business  enterprises, 
with  two- thirds  of  this  requirement  to  be  satisfied 
by  use  of  minority- owned  construction  contractors  as 
opposed  to  suppliers. 

To  develop  opportunities  in  cooperation  with  our 
subcontractors  and  appropriate  unions  for  the  training 
and  hiring  of  public  housing  residents  with  first 
preference^ to  Columbia  Point  residents  and  with  specific 
goals  of  hiring  laborers  and  providing  apprentice  training 
for  the  different  construction  trades  used  in  the 
construction  of  Columbia  Point. 
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To  meet  the  goals  stated  above,  we  have  projected  our  work  force 
needs  over  the  estimated  three  year  construction  period.   Exhibit 
C  details  those  projections  by  trade  and  by  journeyman  and 
apprentice  categories.   Our  commitment  to  Affirmative  Action  and 
the  achievement  of  the  above  goals  will  become  contractural 
obligations  of  our  subcontractors  as  well.  Each  subcontract 
agreement  that  we  negotiate  will  include  the  requirements  that 
the  subcontractor  adopt  a  similar  Affirmative  Action  Plan  and  meet 
or  exceed  the  goals  for  Equal  Employment  Opportunity. 

In  recognition  of  the  BHA's,  BRA's  and  the  Columbia  Point  Task 
Force's  interest  in  developing  opportunities  for  training  and 
hiring  of  public  housing  residents,  we  propose  a  program  to  hire 
during  the  course  of  construction  up  to  18  apprentices  and  15 
laborers  from  among  public  housing  residents,  with  preference  to 
Columbia  Point  residents.  The  specific  trades  involved  are  listed 
in  Exhibit  D  with  reference  to  the  projected  work  force  levels 
developed  in  Exhibit  C.  We  will  work  with  the  various  unions 
involved  to  establish  a  Construction  Training  Program  sufficient 
to  qualify  for  approval  by  the  Massachusetts  Bureau  of  Apprentice- 
ship Training.  The  intent  of  this  program  will  be  to  provide 
employment  for  apprentices  at  Columbia  Point,  and  to  ensure  that 
apprentice  training  programs  will  result  in  journeyman  status  for 
each  of  the  apprentices  involved  in  the  program. 

The  first  step  in  the  implementation  of  this  training  program 
will  be  the  identification  by  the  BHA  and  Columbia  Point  Task 
Force  of  all  interested  and  qualified  public  housing  residents. 
We  will  work  with  the  unions  and  our  subcontractors  to  give 
priority  to  all  such  public  housing  residents  in  the  establishment 
of  such  a  training  program  and  will  endeavor  to  begin  such  a 
program  at  the  start  of  construction  and  continue  with  this 
program  through  the  anticipated  three  years  of  construction. 

We  will  also  seek  to  identify  qualified  administrative  and  support 
personnel  from  among  public  housing  residents  to  work  on  our 
construction  management  staff.  We  would  hope  that  our  training 
programs  will  lead  to  the  acquisition  of  new  skills  by  public 
housing  residents,  and  we  will  make  our  best  efforts  to  continue 
to  provide  employment  to  such  newly  trained  workers  on  our  own 
staff  and  on.  our  subcontractors'  payrolls  at  the  conclusion  of 
the  project. 

We  will  consult  on  a  regular  basis  with  the  Task  Force  to  ensure 
full  satisfaction  with  our  efforts  on  behalf  of  Columbia  Point 
and  public  housing  residents  and  will  review  our  EEO  practices 
with  the  Task  Force  throughout  the  construction  period. 


BARKAN  CONSTRUCTION  COMPANY,  INC. 
AFFIRMATIVE  ACTION  IN  CONSTRUCTION 
EXHIBIT  A 


Policy 


In  recognition  of  our  moral  commitment  to  the  advancement  of  all 
Mxnorxty  Groups   this  Company  will  not  dis criminal  a^JSnst  a£y 
SSiSS!  0ol±llllorTeJ.0r   emPlo^ent  be—  of  race,Screed,^lor, 

B-    Equal  Employment  Opportunity  Officer 

iw!2?3!dS£S2?  haS  been  aPP°inted  as  the  Equal  Employment 
Opportunity  Officer  to  coordinate  company  efforts  in  connection 
with  our  commitment  to  encourage  the  employment  and  de vet opmen? 

^^ffL^^iy-^^eO^"116  **   ^  "aChed  ^   «SSSTS5r 

The  Equal  Opportunity  Officer  oversees  non- dis criminatory  hirinz 
and  lay-off  by  being  the  final  voice  in  such  matters  g 

Should  any  discriminatory  complaint  ever  occur,  the  Equal 

asz^ssr has  been  directed  to  «««2v££*  «««. 

c-        Recruiting  Practices 

In  accordance  with  our  established  policy,    advertisement   for 

pUceHn'thfn11  «^ulr.d     ta  been"  and^haU   co^ftfoe 
placed  in  the  newspapers  which  serve   the   largest  number  of 
Minority  Group  people   in  the  recruiting  area  as  well  as   ?he 
principal  newspapers  which  serve   the  area 

lUSHi   ^d'   ™  haVS  Placed  advertisements   for  employment   in 
moLeIalSn0ritJ  new?PaPers   and  shall  continue   to  use^es^ 

SS5  SrinXroefdf^eSeekinS   t0   flU  P°Siti0nS   in  both  ^ 

We  have  actively  sought  to  employ  office  personnel  by  contacting 
agencies  dealing  with  Minority  Groups  andWomeS  Inadd?tion  § 
pe?sonna?lng  °KderS  W^th  EmPl°y^ent  Agencies  for  office  or  field 
J!"™1'    ?uch  agencies   shall   continue   to  be  advised  that  we 
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Advertisements  for  employment  placed  in  all  newspapers  bear 
the  label  "Equal  Opportunity  Employer"  including  advertisements 
seeking  Construction  Superintendents. 

All  bulletin  boards  on  job  sites  shall  continue  to  bear  job 
availability  and  equal  opportunity  label,  and  job  superintendents 
are  instructed  to  make  our  Equal  Opportunity  in  Employment  Policy 
known  to  each  of  the  Union  Business  Agents  who  are  contacted  for 
employees.   This  policy  shall  apply  equally  to  Apprentices  and 
to  Journeymen. 

All  office  and  field  personnel  are  encouraged  to  refer  Minority 
and  female  applicants  for  available  positions,  feeling  confident 
that  the  applicants'  qualifications  will  be  judged  without  regard 
to  sex,  race,  creed,  color  or  national  origin. 

D.  Nondiscriminatory  Placement  and  Promotion 

It  is  a  matter  of  company  policy  that  work  assignment  and  promotion 
shall  be  made  without  discrimination  as  to  sex,  race,  creed,  color, 
and  national  origin.   Insofar  as  possible,  every  effort  shall 
be  made  to  encourage  Minority  Group  and  female  employees  to 
seek  such  promotion. 

As  we  have  in  the  past,  we  shall  employ  Minority  Group  and 

female  personnel  in  supervisory  positions  and  continue  to  promote 

them  when  warranted.   The  company  policy  has  always  been  that 

there  shall  be  no  varying  rates  of  pay  except  by  trade  classification 

and  union  ruling,  and  there  shall  be  no  deviation  from  this  policy. 

E.  Nondiscriminatory  Demotion,  Layoff  and  Termination 

The  company  policy  with  respect  to  placement,  and  promotion  shall 
apply  equally  to  the  matters  of  demotion,  layoff,  and  termination. 

F.  Additional  Nondiscriminatory  Action 

The  company  policy  applying  to  non-variance  in  rates  of  pay  except 
by  trade  classification  and  union  ruling  is  checked  each  week  at  the 
time  payrolls  are  made  out.   There  is  no  on-the-job  setting  of 
wage  rates.   An  individual  is  paid  by  the  office  automatically 
by  trade  class  and  union  ruling,  the  payroll  clerk  having  no 
knowledge  of  the  sex,  race,  creed,  color  or  national  origin  of 
the  employee. 
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In  the  office,  an  employee  is  paid  on  the  basis  of  the  type 
of  position  and  the  current  popular  wage  rate  for  a  similar 
position  elsewhere  in  the  industry,  varying  only  in  length 
of  experience,  qualifications,  and  ability.   No  deviation 
from  this  policy  is  allowed  on  the  basis  of  sex,  race,  creed, 
color  or  national  origin. 

No  existing  employees'  compensation  has  ever  been  reduced 
because  of  converting  to  on- the- job -trainee  status,  and  this 
policy  shall  continue. 

As  in  the  past,  the  company  policy  shall  continue  to  be  to 
offer  an  opportunity  to  all  qualified  employees  to  perform 
overtime  work  when  required  without  regard  to  sex,  race,  creed, 
color  or  national  origin. 

At  the  regular  job-site  meetings,  each  superintendent  will 
emphasize  the  company's  earnest  desire  that  this  program  shall 
be  carried  through.   The  Executive  Vice  President  shall  verify 
that  no  discrimination  exists  in  the  field,  and  shall  report 
his  finding  to  the  Equal  Employment  Opportunity  Officer, 
together  with  any  recommendations  for  additions  or  alterations 
to  the  Program  as  required  to  obtain  the  desired  results. 

G.   Nondiscriminatory  Practice  in  Subcontracts 

The  policy  of  the  company  shall  continue  to  be  to  encourage 
the  advancement  of  minority  groups  and  women  by  soliciting 
subcontractor  bids  without  discrimination.   Additionally,  we 
\seek  to  repeat  contracts  with  subcontractors  who  evidence 
their  sincere  desire  to  participate  in  an  equal  opportunity 
in  employment  program  by  hiring  minority  group  and  female 
employees. 

Minority  and  women's  entrepreneursh'ip  is  encouraged  by 
soliciting  competitive  proposals  from  such  qualified  business 
groups  and  by  extending  every  effort  to  induce  such  participation. 


Mel  A.  Barkan 
President 


EXHIBIT  B 


PROJECT  UOCATrn^ 
1-    BERGER  APARTMENTS 
New  Haven,  ct. 
%  Minority  Hours: 

%  Female  Hours : 

%  Minority  Contract  $ 

2-    VIVIENDAS 

Boston,  Mass. 

%  Minority  Hours: 

%  Female  Hours.- 

%  Minority  Contract  $'£ 
3-    VALEBRQOK- 

Lawrence,  Mass. 
%  Minority  Hours 

%  Female  Hours 

%   Minority  Contract  $ 


CATEGORY 


GOAL 


Barkan 

Subcontractors 
Total 

Barkan 

Subcontractors 
Total 


Barkan 

Subcontractors 
Total 

Barkan 

Subcontractors 
Total 


Barkan 

Subcontractors 
Total 

Barkan 

Subcontractors 
Total 


20% 
20% 
20% 

6.9% 
6.9% 
6.9% 


30% 
30% 
30% 

6.9% 
6.9% 
6.9% 


18% 
18% 
18% 

6.9% 
6.9% 
6.9% 


ACHIEVI 


44% 
27% 
32% 

10% 
6% 
7% 

5.1% 


28% 
26% 
27% 

5% 
6% 
6% 

3% 


287o 
19% 
20% 

0% 
2% 
2% 

4.5% 
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PROJECT /LOCATION 

CATEGORY 

GOAL 

ACHIEVED 

4.    FITCHBURG  GREEN 

Fitchburg,  Mass. 

7,  Minority  Hours: 

Barkan 

Subcontractors 

Total 

87, 
87, 
87, 

157, 
117, 
127, 

7,  Female  Hours 

Barkan 

Subcontractors 

Total 

6.97, 
6.97, 
6.97, 

107, 
07, 
27, 

7,  Minority  Contract  $'s 


3.47, 


5.    MARBLE  STREET  APTS 


Worcester,  Mass. 

7,  Minority  Hours 

Barkan 

Subcontractors 

Total 

87, 
87, 
87, 

107, 
127, 
117, 

7.  Female  Hours 

Barkan 

Subcontractors 

Total 

6.97, 
6.97, 
6.97, 

77, 
07, 
27, 

7,  Minority  Contract  $  '  s 


3.27, 


EXHIBITc  : 


Laborers 

Iron  Workers 
ff inters 
plumbers 
Roofers 

Sprinkler  pikers 


assegai 


Cemen 


^Pe^^fe, 


Note: 


V°rk  forcp 

££?£  •&'££"*• based  upon 


5 
4 
3 


1 
2 
2 

1 
I 


1 
_2 

22 


175 


SglBlTD 


Journ 


Laborers 

JafPenters 

Bricklayers 

ironworkers 
Painters 

^lumbers 

Roofers 

ffeet  Metal  worV 
Sprinkler  Fit?fkers 
|?«ip«eat  Serf?8 


e7men 


projected    A£Prenti 
^^otal       -^roierf, 


ces 


Jected 


5 
4 
3 


1 
2 
2 

1 
1 


1 
_2 

22 


Proposed 
d  c  H°usin2 


15 


15 


1 
2 
1 

1 
1 


1 
^_ 

18 


STULL  ASSOCIATES 


AFFIRMATIVE  ACTION  PROGRAM 


Stull  Associates,  Inc.  ("SAI")  will  establish  an  Affirmative  Action 
Program  covering  the  architectural  work  for  the  Columbia  Point 
Development.   In  this  connection,  it  will  require  each  of  its 
design  sub- consultants,  who  control  at  least  10  percent  of  the 
value  of  the  contract  for  architectural  services,  to  submit  a 
formal  written  Affirmative  Action  Program  prior  to  the  start 
of  work. 

Once  the  program  has  been  approved,  SAI  will  closely  monitor 
and  audit  the  progress  of  the  Affirmative  Action  Programs  and 
submit  monthly  reports.   Established  goals  will  be  compared 
with  actual  performance  with  respect  to  minority  business  utili- 
zation, minority  employment,  and  employment  of  the  Columbia  Point 
residents . 

While  construction  apprenticeship  is  a  standard  component  for 
residents  on  projects  of  this  scale,  Stull  Associates  proposes 
to  expand  internal  training;  to  include  the  design  professions  re- 
presented on  the  project  team.   Similar  to  the  Training  Program 
conceived  by  this  office  for  the  MBTA,  the  program  will  focus 
on  the  objective  of  placing  at  least  one  resident  of  Columbia 
Point  in  each  office  in  a  position  which  initiates  the  partici- 
pants in  the  excitement  of  each  of  the  professional  fields. 

Implementation  of  this  program  will  result  in  the  placement  of 
trainees  into  the  normal  operations  of  each  design  office.   Due 
to  the  size  of  the  design  offices  and  the  time  commitment  required 
to  provide  adequate  on-the-job  training,  SAI  and  its  participating 
consultants,  will  initiate  the  program  with  one  trainee  per  office. 
Initial  work  will  be  focused  on  the  individual's  entry  level  capa- 
bilities with  subsequent  assignments  based  on  skills  acquired  at 
each  preceding  task.   Additional  training  will  be  offered  to  supple- 
ent  the  job  acquired  skills.   Depending  on  the  individual,  this  may 
include  course  work  through  the  Boston  Architectural  Center,  Went- 
worth  Institute  or  co-operative  education  efforts  with  Northeastern 
University. 

Trainees  will  be  subject  to  the  standard  policies  and  procedures  of 
the  office  in  which  they  are  placed.   Their  continuing  employment, 
during  and  subsequent  to  the  projects  completion  will  be  determined 
by  the  criteria  applied  to  all  other  employees.   If,  during  the 
course  of  the  project,  it  is  necessary  to  terminate  a  trainee's 
participation  due  to  inadequate  job  performance,  preference  will  be 
given  to  another  Columbia  Point  resident  in  filling  the  vacant 
position. 


It  is  hoped  that  during  the  course  of  the  design  and  supervision 
of  the  project,  the  trainees  will  develop  the  necessary  profes- 
sional skills  required  to  continue  in  the  design  office.   If  such 
a  position  is  not  available,  the  project  team  will  endeavor  to 
find  another  position  for  the  trainee. 

Stull  Associates,  Inc.  maintains  a  strong  commitment  to  Affirmative 
Action,  Equal  Employment  Opportunity,  Full  Utilization  of  Minority 
Business  Enterprise,  and  Job  Training, 


AFFIRMATIVE  ACTION  PLAN  IN  HIRING 
(AS  IT  RELATES  TO  MANAGEMENT  STAFFING) 


The  proposed  management  staffing  during  the  interim 
management  phase  and  thereafter  will  consist  of  site  office 
personnel  who  will  handle  the  administrative  management 
functions  and  field  personnel  who  will  handle  the  maintenance, 
custodial  and  security  functions  of  the  complex.   Opportunities 
for  all  positions  will  be  made  available  to  residents  of  the 
development.   Management  and  maintenance  trainee  positions 
will  be  available  from  this  early  phase.   It  is  anticipated 
that  staff  who  receive  on-the-job  training  during  the  interim 
phase  will  continue  to  hold  their  positions  during  the  rent- 
up  and  post-rehab  phase. 

With  a  maximum  of  35  management  staff  positions  available, 
initially,  we  can  realistically  expect  between  307o  and  507o 
of  the  entire  staff  to  be  allotted  to  Columbia  Point  residents 
as  depicted  in  the  employment  goals  below.   However,  TSI's 
general  company  philosophy  has  always  been  to  provide  employ- 
ment opportunities  to  qualified,  existing  staff  first  and  to 
offer  opportunities  for  advancement  to  existing  staff.   There- 
fore, trained  Columbia  Point  residents  may  be  considered  for 
openings  that  arise  at  other  properties  managed  by  TSI.   All 
management  staff  will  be  sent  to  educational  seminars  and 
workshops  that  will  supplement  the  on-the-job  training.   An 
additional  component  of  the  training  process  for  all  staff 
positions  will  be  a  two-month  comprehensive  assignment  to 
another  development  managed  by  TSI  or  Niles  to  receive  hands- 
on  experience  in  the  particular  job  capacity  for  which  they 
have  been  hired. 

Employment  Goals  (Interim  Phase) 

Admin':'''    Maint.     Custodial    Security 

Black--Resident  11  1  1 

Non-Res ident         2         1  1  1 

White--Resident  -         -  1  1 

Non-Resident         2         1  1  1 

Hispanic—Resident  11  -  1 

Non-Resident       1         -  1  1 

-'During  the  rent-up  phase,  some  additional  openings  may  occur 
for  office  personnel  to  process  applications  and  conduct 
preliminary  interviews.   With  the  intensive  training  process 
described  above,  we  would  expect  to  hire  additional  administra- 
tive personnel  on  a  one-to-one  basis  of  resident  vs.  non- 
resident . 


Employment   Goals    (Post-Rehab   Phase) 

Security   and 

Admin .           Maint.           Custodial  Concierges 

Black--Resident                      2                      2                           1  2 

Non-Res ident             4                      11  3 

White—Resident                      2                      11  1 

Non-Res ident             2                      1                           -  3 

Hispanic—Resident               112  2 

Non  Resident      2                      11  3 


New  Development  Team  Members 


MILSTEIN  PROPERTIES 


Milstein  Properties  is  a  real  estate  development  and  management 
company  owned  and  operated  by  the  families  of  Paul  and  Seymour 
Milstein.   Its  principal  place  of  business  is  in  New  York  City. 
It  has  been  active  in  development,  construction  and  management 
of  commercial  and  conventional  multifamily  residential  housing 
for  many  years.   Its  residential  portfolio  includes: 


Dorchester  Apartments 
One  Lincoln  Plaza 

Thirty  Lincoln  Plaza 

The  Biltmore  Plaza 
(29th  &  Third  Avenue) 

87th  &  Third  Avenue 

1686  Third  Avenue 
(95th  &  Third  Avenue) 

Battery  Park  City 
(designated  developer) 

Urban  Renewal  Sites 
5C  and  5B 


700  moderate  and  luxury  units 

700  moderate  and  luxury  units 
(over  1,000,000  s.f.  of  residential 
and  commercial  floor  area) 

609  moderate  and  luxury  units 

279  moderate  units 

428  luxury  and  moderate  units 
288  moderate  units 

1,000  moderate  and  luxury  units 


600  units  low  and  moderate  income 
housing  (20%  self-subsidized) 


Milstein  Properties'  commercial  portfolio  consists  of  the  following: 

The  Roosevelt  Hotel 
(Madison  at  46th) 

The  Milford  Plaza  Hotel 
(Eighth  Avenue  at  44th) 

The  Bank  of  America  Plaza 

(Madison  at  44th,  formerly  the  Hotel  Biltmore) 

In  addition,  while  Paul  Milstein  owned  and  operated  National  Kinney 
Corp.,  a  real  estate  development  company,  National  Kinney  joint 
ventured  with  Starrett  Housing  Corporation  to  construct  Starrett 
City,  a  new  community  in  New  York  City  containing  5,800  units  of 
economically  integrated  low  and  moderate  income  housing. 


Timko  Contracting  Corp.  is  a  corporation  owned  solely  by  members 
of  the  Milstein  Family.   Timko  has  performed  most  of  the  residen- 
tial developments  built  by  Milstein  family  partnerships  during  the 
last  ten  years.   The  construction  volume  for  this  work  exceeds  $80 
million,  $67  million  of  which  has  been  in  the  last  three  years. 


BEAR,  STEARNS  &  CO 


Bear,  Stearns  &  Co.  is  a  60-year  old  investment  banking 
partnership  with  over  3,000  employees,  $10,000,000,000  in 
assets,  and  over  $250,000,000  in  capital.   The  financial 
statement  of  Bear,  Stearns  is  attached. 

The  capital  strength  of  Bear  Stearns  enables  it  to  support 
its  underwriting  commitments  and  have  a  keen  understanding 
of  values  and  prices  in  the  marketplace.   Bear  Stearns  has  a 
gross  capital  position  in  excess  of  $250,000,000  placing 
Bear  Stearns  as  one  of  the  most  strongly  capitalized  invest- 
ment banking  and  brokerage  firms  in  the  industry,  with  an 
excess  net  capital  position  that  ranks  seventh  among  all 
investment  banking  firms.   Bear  Stearns  is  able  to  commit  up 
to  $50,000,000  or  more  per  issue,  when  required.   Bear 
Stearns  makes  one  of  the  largest  number  of  secondary  markets 
for  municipal  issues,  and  it  continuously  risks  its  capital 
in  support  of  its  primary  and  secondary  market  activities. 
Because  Bear  Stearns  is  a  market  maker  for  many  seasoned 
issues,  it  can  have  a  direct  impact  on  the  market's  percep- 
tion of  revenue  bonds  and  general  obligation  bond  issues. 

The  growth  of  Bear  Stearns  in  capital  and  in  gross  dollar 
volume  of  municipal  financings  managed  or  co-managed  is 
illustrated  below.   This  is  genuine  growth ;  the  firm  has 
not  merged  and  does  not  intend  to  do  so.   It  has  been 
consistently  profitable  and  has  no  need"  to  merge  to  acquire 
capital  or  personnel.   Bear  Stearns  has  made  a  major  commitment 
in  personnel  and  capital  to  create  an  outstanding  Public 
Finance  Department.   It  has  done  so  to  assure  the  expert 
preparation  for  and  marketing  of  required  bond  underwritings 
and  to  provide  thorough  and  accurate  financial  advice  to  our 
clients. 

Bear  Stearns'  Capital  Position 
1977-1982 

Total 
Date   Equity  Capital      Capitalization 

Calendar  Year  Ended:   12/31/82  $190,000,000  $250,000,000 

Fiscal  Year  Ended:     4/30/82  133,000,000  150,550,000 

4/30/81  100,000,000  117,545,000 

4/30/80  60,000,000  75,965,000 

4/30/79  44,000,000  56,700,000 

4/30/78  36,000,000  44,000,000 

4/30/77  34,000,000  42,000,000 


Bear  Stearns  has  demonstrated  its  commitment  and  aggressive 
use  of  capital  in  municipal  underwriting,  documented  by  the 
Public  Securities  Association's  statistics  crediting  Bear 
Stearns,  for  the  five-year  period  1977  through  October  of 
1982,  as  a  manager  or  co-manager  for  535  municipal  bond 
issues,  totaling  $29,806,523,000.   For  1981  Bear  Stearns 
managed  91  issues,  totaling  $5,582,008,000.   For  1982  Bear 
Stearns  managed  165  issues  totaling  $10,576,944,000  a  figure 
that  represents  approximately  147«  of  all  municipal  bonds 
sold  last  year  and  907»  more  bonds  than  in  1981. 

During  1981,  Bear  Stearns  ranked  seventh  in  competitive 
underwriting  of  tax-exempt  bonds  among  all  investment 
banking  firms  and  commercial  banks.   Success  in  competitive 
underwriting  demonstrates  the  willingness  of  the  firm  to 
commit  its  capital,  the  ability  of  the  Municipal  Bond 
Department  to  price  aggressively  to  achieve  the  lowest  net 
interest  rate  under  existing  market  conditions,  and  Bear 
Stearns'  overall  growth  and  strength  in  managing  and  under- 
writing revenue  bonds . 

Financial  Center  Offices 

Bear  Stearns  currently  employs  more  than  700  retail  account 
executives  and  61  municipal  institutional  salesmen  and 
traders ,  of  which  26  are  municipal  traders  and  35  are 
engaged  in  sales.   Collectively,  Bear  Stearns  has  more  than 
800  registered  representatives,  ranking  eleventh  in  the 
securities  industry.   Bear  Stearns  maintains  Regional 
Offices  (see  map  next  page)  in  Boston,  Los  Angeles,  San 
Francisco,  Dallas,  Atlanta  and  Chicago.   Each  Regional 
Office  is  a  "micrososm"  of  the  headquarters  in  New  York, 
with  fulT- service  capabilities .   Importantly,  Bear  Stearns' 
securities  distribution  network  includes  a  correspondent  and 
clearing  system  of  over  200  regional  firms  that  gives  Bear 
Stearns  additional  salespower  and  broader  coverage  for  our 
underwritings . 

Bear  Stearns'  marketing  strategy  emphasizes  a  balanced 
approach  to  investors  by  identifying  the  major  institutions, 
the  medium  institutions,  and  the  significant  retail  and 
"mini"  institutions  as  key  target  areas.   This  policy 
enhances  our  ability  to  market  bonds  on  original  issue  and 
maintain  active  secondary  markets  for  issuers  by  strengthen- 
ing sales  efforts  with  large  and  intermediate  size  institutional 
clients,  and  substantial  individual  investors. 


Bear  Stearns'  goal  as  an  investment  banker  and  managing 
underwriter  is  to  obtain  for  the  borrower  the  lowest  possible 
net  interest  cost  commensurate  with  market  conditions  and 
consistent  with  the  policy  objectives  of  the  borrower. 
Important  in  a  marketing  program  designed  to  achieve  this 
goal  is  Bear  Stearns'  ability  to  plan  an  effective  national 
distribution  of  the  bond  issues.   Bear  Stearns  has  a  history 
of  solid  achievement  in  this  area  because:   (1)  As  a  leading 
trading  firm,  we  know  the  marketplace  and  are  able  to  make 
timely  and  correct  judgments  on  the  pricing  of  new  issues; 
(2)  As  a  manager,  we  coordinate  and  structure  sales  through 
our  own  organization  and  through  a  large  network  of  other 
underwriters . 
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Bear,  Stearns  &  Co.  and  Subsidiaries 
Consolidated  Statement  of  Financial  Condition 

October  29,  1982 

Unaudited 
(000's  Omitted) 


Assets 

Cash $        13.119 

Cash  and  securities  deposited  with 
clearing  organizations  or  segregated 
in  compliance  with  lederal  regula- 
tions (market  value  of  securities  $944)  77,145 

Securities  purchased  under  agreements 
to  resell  (Note  1 ) 5,423,868 

Receivable  from  brokers,  dealers  and 
clearing  organizations 975,048 

Receivable  from  customers 744,486 

Marketable  securities  and  commodities 
owned-at  market  value  (Note  1): 

United  States  Government 2.671 .099 

State  and  Municipal 83,473 

Other 768,329 

Exchange  memberships -at  market 
value 7.186 

Furniture,  equipment  and  leasehold 
improvements-at  cost,  less  accumu- 
lated depreciation  and  amortization 
of  $12,008 21,363 

Other  assets 45,621 

TOTAL  ASSETS $10,830,737 


Liabilities  and  Capital 

Money  borrowed  (Note  2) $      237,007 

Drafts  payable   38,468 

Securities  sold  under  agreements  to 

repurchase  (Note  1)   3,533,548 

Payable  to  brokers,  dealers  and  clear- 
ing organizations 1 ,005,930 

Payable  to  customers 827,844 

Marketable  securities  and  commodities 
sold,  but  not  yet  purchased -at  mar- 
ket value  (Note  1): 

United  States  Government 4,459,778 

State  and  Municipal 18,745 

Other 333,672 

Accrued  employee  compensation  and 

benefits 31,442 

Other  liabilities,  accrued  expenses  and 

reserves  (Note  1 ) 161,478 

10,647,912 

Commitments  and  Contingencies 
(Note  3) 

Senior  Subordinated  Notes  (Note  4)  .  .  . 

Other  Subordinated  Notes  (Note  4) .  .  .  . 

Capital    


12,500 

325 

1 70,000 


TOTAL  LIABILITIES  AND  CAPITAL   $10,830,737 


The  ,H(  ompanying  notes  are  an  integral  part  of  this  statement. 


Notes  to 

Consolidated  Statement  of 

Financial  Condition 


1.  SIGNIFICANT  ACCOUNTING  POLICIES:  The  con- 
solidated financial  statement  includes  the  accounts  of  Bear, 
Stearns  &  Co.  and  its  subsidiaries.  All  material  intercom- 
pany transactions  and  balances  have  been  eliminated. 

Purchases  and  sales  of  securities,  commodities  and  op- 
tions with  related  revenues  and  expenses  are  recorded  on 
a  settlement  date  basis. 

Marketable  securities,  commodities  and  options  own- 
ed or  sold  short  are  stated  at  quoted  market  values  with 
unrealized  gams  and  losses  reflected  in  capital 

Financing  transactions  involving  purchases  of  secu- 
rities under  agreements  to  resell  or  sales  of  securities  under 
agreements  to  repurchase  are  included  in  the  financial 
statement  at  their  contracted  resale  or  repurchase  amounts 
plus  accrued  interest. 

Capital  withdrawals  anticipated  within  the  next  six 
months  and  estimated  partners'  personal  income  taxes  on 
all  realized  and  unrealized  partnership  profits  are  recorded 
as  a  liability  of  the  Company. 

2.  MONEY  BORROWED:  Money  borrowed  is  collateral- 
ized primarily  by  securities  owned  by  the  Company,  by 
securities  purchased  by  customers  on  margin,  or  by  securi- 
ties awaiting  delivery  on  uncompleted  transactions. 

3.  COMMITMENTS  AND  CONTINGENCIES:  The  Com- 
pany occupies  office  space  under  non-cancellable  leases 
expiring  at  various  dates  through  1996.  Future  minimum 
annual  rentals  payable  under  these  leases  for  the  fiscal 
years  ended  1983  through  1987  are  approximately 
$6,200,000  per  year  and  for  the  fiscal  years  ended  1988 
through  1996  are  approximately  $26,000,000  in  total. 

The  Company  used  letters  of  credit  to  satisfy  collateral 
requirements  of  $346,484,000. 

In  the  normal  course  of  its  business,  the  Company  has 
been  named  as  a  defendant  in  several  lawsuits  which  seek 
substantial  damages.  It  is  the  opinion  of  management,  after 
consultation  with  outside  counsel,  that  such  actions  will 
not  have  a  material  adverse  effect  on  the  capital  of  the 
Company. 

The  Company  has  segregated  $275,000,000  in  secu- 
rities to  meet  reserve  requirements  under  Rule  15c3-3  of 
the  Securities  and  Exchange  Commission. 


4.   LIABILITIES  SUBORDINATED  TO  CLAIMS  OF 

GENERAL  CREDITORS:  Subordinated  Liabilities  at  Oc- 
tober 29,  1982  mature  as  follows: 


1983- 1994(A) 
1985-1988IB) 
1988- 1996(C) 


Senior 

Subordinated 

Notes 

$11,500,000 
1,000,000 


Other 

Subordinated 

Notes 


$       325,000 


Total 


$11,500,000 

1,000,000 

325,000 


$12,500,000      $      325,000      $12,825,000 


A.  The  Senior  Subordinated  Note  bears  interest  at 
10J/4%  per  annum  and  requires  semi-annual  principal 
payments  of  $500,000  each  March  1  and  September  1 .  The 
Note  is  available  to  the  Company  in  computing  its  net 
capital  under  Rule  15c3-l.  The  loan  agreement  contains 
restrictive  covenants  which,  among  other  provisions, 
specify  minimum  levels  of  net  capital  and  net  worth.  As  of 
October  29,  1982,  the  Company  was  in  compliance  with 
the  above  covenants. 

B.  The  Company  has  an  agreement  with  two  banks 
whereby  it  can  borrow  up  to  $25,000,000  under  the  terms 
of  a  senior  subordination  agreement  which  will  be 
available  to  the  Company  in  computing  net  capital.  As  of 
October  29,  1982,  the  Company  had  borrowed  $1,000,000 
under  this  agreement. 

C.  Other  Subordinated  Notes  include  $325,000 
available  to  the  Company  in  computing  net  capital. 

5.  NET  CAPITAL  REQUIREMENT:  As  registered  broker- 
dealers  and  members  of  the  New  York  Stock  Exchange, 
Inc.,  Bear,  Stearns  &  Co.  and  certain  of  its  subsidiaries  are 
sub|ect  to  the  Uniform  Net  Capital  Rule  15c3-1  of  the 
Securities  and  Exchange  Commission.  Bear,  Stearns  &  Co. 
and  certain  subsidiaries  compute  their  net  capital  on  a  con- 
solidated basis  under  the  alternative  method  permitted  by 
the  Rule  which  requires  that  minimum  net  capital  be  the 
greater  of  $300,000  or  2%  of  aggregate  debit  items  arising 
from  customer  transactions.  At  October  29,  1982  Bear, 
Stearns  &  Co.  and  its  subsidiaries  had  consolidated  net 
capital  of  $157,455,000  which  exceeded  requirements  by 
$140,867,000. 


Bear,  Stearns  &  Co.  and  Subsidiaries 
Consolidated  Statement  of  Financial  Condition 
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Members 

New  York  Stock  Exchange,  Inc. 

American  Stock  Exchange,  Inc. 

Boston  Stock  Exchange,  Inc. 

Midwest  Stock  Exchange,  Inc. 

Pacific  Stock  Exchange,  Incorporated 

Philadelphia  Stock  Exchange,  Inc. 

Chicago  Board  of  Trade 

Chicago  Mercantile  Exchange 

Coffee,  Sugar  &  Cocoa  Exchange,  Inc. 

Commodity  Exchange,  Inc. 

New  York  Cotton  Exchange 

New  York  Mercantile  Exchange 

International  Monetary  Market 

The  Chicago  Board  Options  Exchange 

N.Y.  Futures  Exchange 


Bear,  Stearns  &  Co.  and  Subsidiaries 
Consolidated  Statement  of  Financial  Condition 

April  30,  1982 

(OWs  Omitted) 


Assets 

Cash  and  cash  equivalent • $    186,420 

Cash  and  securities  deposited  with  clearing  organizations  or  segregated  in  compliance  with 

Federal  regulations  (market  value  of  securities  $16,078) 71,151 

Securities  purchased  under  agreements  to  resell  (Note  1) 2,1 16,849 

Receivable  from  brokers,  dealers  and  clearing  organizations 662,126 

Receivable  from  customers 562,694 

Marketable  securities  and  commodities  owned -at  market  value  (Note  1): 

United  States  Government   2,951 ,904 

State  and  Municipal • 27,641 

Other 404,556 

Exchange  memberships- at  market  value 6,742 

Furniture,  equipment  and  leasehold  improvements— at  cost,  less  accumulated  depreciation 

and  amortization  of  $9,722 18,758 

Other  assets 24-022 


TOTAL  ASSETS $7,032,863 


The  accompanying  notes  are 


Liabilities  and  Capital 

Money  borrowed  (Note  2)   $    242,596 

Drafts  payable 30,574 

Securities  sold  under  agreements  to  repurchase  (Note  1)  3,419,264 

Payable  to  brokers,  dealers  and  clearing  organizations 663,265 

Payable  to  customers 695,462 

Marketable  securities  and  commodities  sold,  but  not  yet  purchased  -  at  market  value  (Note  1 ): 

United  States  Government   1,513,309 

State  and  Municipal 6,583 

Other 138,870 

Accrued  employee  compensation  and  benefits 35,433 

Other  liabilities,  accrued  expenses  and  reserves  (Note  1) 136,957 

6,882,313 

Commitments  and  Contingencies  (Note  3) 

Senior  Subordinated  Notes  (Note  4) 1 3,000 

Other  Subordinated  Notes  (Note  4) 4,550 

Capital 133,000 

TOTAL  LIABILITIES  AND  CAPITAL $7,032,863 


integral  part  of  this  statement. 


Notes  to  Consolidated  Statement  of  Financial  Condition 

1.  SIGNIFICANT  ACCOUNTING  POLICIES:  The  consolidated  financial  statement  includes  the  accounts  of  Bear, 
Stearns  &  Co.  and  its  subsidiaries.  All  material  intercompany  transactions  and  balances  have  been  eliminated. 

Purchases  and  sales  of  securities,  commodities  and  options  with  related  revenues  and  expenses  are  recorded  on  a 
settlement  date  basis. 

Marketable  securities,  commodities  and  options  owned  or  sold  short  are  stated  at  quoted  market  values  with 
unrealized  gains  and  losses  reflected  in  capital. 

Financing  transactions  involving  purchases  of  securities  under  agreements  to  resell  or  sales  of  securities  under 
agreements  to  repurchase  are  included  in  the  financial  statement  at  their  contracted  resale  or  repurchase  amounts  plus 
accrued  interest. 

Capital  withdrawals  anticipated  within  the  next  six  months  and  estimated  partners'  personal  income  taxes  on  all 
realized  and  unrealized  partnership  profits  are  recorded  as  a  liability  of  the  Company. 

2.  MONEY  BORROWED:  Money  borrowed  is  collateralized  primarily  by  securities  owned  by  the  Company,  by 
securities  purchased  by  customers  on  margin,  or  by  securities  awaiting  delivery  on  uncompleted  transactions. 

3.  COMMITMENTS  AND  CONTINGENCIES:  The  Company  occupies  office  space  under  non-cancellable  leases  ex- 
piring at  various  dates  through  1996.  Future  minimum  annual  rentals  payable  under  these  leases  for  the  fiscal  years 
ended  1983  through  1987  are  approximately  $6,200,000  per  year  and  for  the  fiscal  years  ended  1988  through  1996  are 
approximately  $26,000,000  in  total. 

The  Company  used  unsecured  letters  of  credit  to  satisfy  margin  and  other  requirements  of  $52,209,000. 

In  the  normal  course  of  its  business,  the  Company  has  been  named  as  a  defendant  in  several  lawsuits  which  seek 
substantial  damages.  It  is  the  opinion  of  management,  after  consultation  with  outside  counsel,  that  such  actions  will 
not  have  a  material  adverse  effect  on  the  capital  of  the  Company. 

The  Company  has  segregated  $11 2,544,000  in  securities  to  meet  reserve  requirements  under  Rule  15c3-3  of  the 
Securities  and  Exchange  Commission. 

4.  LIABILITIES  SUBORDINATED  TO  CLAIMS  OF  GENERAL  CREDITORS: 

Subordinated  Liabilities  at  April  30,  1 982  mature  as  follows: 

Senior  Other 

Subordinated  Subordinated 

Notes  Notes  Total 


1982-1 994(A)  $12,000,000  $12,000,000 

1985-1988(B)  1,000,000  1,000,000 

1982-1996(0  $  4,550,000  4,550,000 


$13,000,000  $  4,550,000  $17,550,000 


A.  The  Senior  Subordinated  Note  bears  interest  at  I03/«°o  per  annum  and  requires  semi-annual  principal 
payments  of  $500,000  each  March  1  and  September  1,  beginning  September  1,  1982.  The  Note  is  available  to  the 
Company  in  computing  its  net  capital  under  Rule  15c3-1.  The  loan  agreement  contains  restrictive  covenants  which, 
among  other  provisions,  specify  minimum  levels  of  net  capital  and  net  worth.  As  of  April  30,  1982,  the  Company  was 
in  compliance  with  the  above  covenants. 

B.  The  Company  has  an  agreement  with  two  banks  whereby  it  can  borrow  up  to  $25,000,000  under  the  terms  of  a 
senior  subordination  agreement  which  will  be  available  to  the  Company  in  computing  net  capital.  As  of  April  30,  1 982, 
the  Company  had  borrowed  $1,000,000  under  this  agreement. 

C.  Other  Subordinated  Notes  include  $1,300,000  available  to  the  Company  in  computing  net  capital  and 
$3,250,000  which  is  subordinated  to  the  claims  of  general  creditors  of  a  subsidiary  and  not  includable  in  the 
Company's  net  capital. 

5.  NET  CAPITAL  REQUIREMENT:  As  registered  broker-dealers  and  members  of  the  New  York  Stock  Exchange,  Inc., 
Bear,  Stearns  &  Co.  and  certain  of  its  subsidiaries  are  subject  to  the  Uniform  Net  Capital  Rule  1 5c3- 1  of  the  Securities 
and  Exchange  Commission.  Bear,  Stearns  &  Co.  and  certain  subsidiaries  compute  their  net  capital  on  a  consolidated 
basis  under  the  alternative  method  permitted  by  the  Rule  which  requires  that  minimum  net  capital  be  the  greater  of 
$300,000  or  4%  of  aggregate  debit  items  arising  from  customer  transactions.  At  April  30,  1 982  Bear,  Stearns  &  Co.  and 
its  subsidianes  had  consolidated  net  capital  of  $157,958,000  which  exceeded  requirements  by  $135,221,000. 


ACCOUNTANTS'  REPORT 


To  the  Partners  of 
Bear,  Stearns  &  Co. 

We  have  examined  the  consolidated  statement  of 
financial  condition  of  Bear,  Stearns  &  Co.  and 
Subsidiaries  as  of  April  30,  1 982.  Our  examination 
was  made  in  accordance  with  generally  accepted 
auditing  standards  and,  accordingly,  included 
such  tests  of  the  accounting  records  and  such 
other  auditing  procedures  as  we  considered 
necessary  in  the  circumstances. 

In  our  opinion,  the  financial  statement  referred  to 
above  presents  fairly  the  consolidated  financial 
position  of  Bear,  Stearns  &  Co.  and  Subsidiaries  as 
of  April  30,  1982,  in  conformity  with  generally  ac- 
cepted accounting  principles  applied  on  a  basis 
consistent  with  that  of  the  preceding  year. 

Oppenheim,  Appel,  Dixon  &  Co. 
Certified  Public  Accountants 


New  York,  New  York 
June  18,  1982 


SHAWMUT  CORPORATION 

Shawmut    is    one    of    the    oldest    and    best    known  banking    names     in     the     United 

States.      With    assets    in    excess    of    $5    billion,  we    are    presently    the    second 

largest  bank  holding  company  in  New  England  with  major  commitments  to  consumer 
services    and    corporate    banking    business     as    well     as     to     an     active    role     in 

international     markets.       The     Bank     is     a    major  participant     in     the     sale    of 

government  securities  as  well  as  national  and  regional  issues  of  municipal 
notes  and  bonds. 

Formed  as  the  Warren  Bank  in  1836,  the  Shawmut  name  was  adopted  a  year  later, 
and  a  federal  charter  applied  for  in  1864.  The  holding  company  was  formed  in 
1964,  growing  out  of  a  business  relationship  with  several  suburban  banks  who 
participated  with  us   in  a  business   trust. 

Shawmut  Corporation,  renamed  in  1975,  presently  consists  of  thirteen  banking 
affiliates  in  Massachusetts,  including  the  Shawmut  Bank  of  Boston,  N.A. 
Providing  international  exposure,  Atlantic  Capital  Limited  of  Hong  Kong, 
Atlantic  International  Bank  Limited  of  London  and  Shawmut  Bank  International 
Banking  Corporation,  headquartered  in  Miami,  specialize  in  short  to 
intermediate  term  lending  in  the  Far  East,  Europe  and  Latin  America, 
respectively.  We  maintain  highly  active  personal  and  corporate  trust  services 
and  real  estate  operations.  Shawmut  has  a  strong  involvement  in  community 
activities  not  only  through  its  business  objectives,  but  also  as  a 
sponsor  of  many  public  benefit   projects   and   charitable  efforts. 

Shawmut  Corporation  affiliated  with  the  Worcester  Bancorp.,  Inc.  in  1982. 
This  merger  considerably  broadened  our  markets  and  increased  our  total  assets 
by  approximately  $1   billion. 

ICIPAL  BOND  DEPARTMENT   -  UNDERWRITING   &   TRADING 


The  Municipal  Bond  Department  of  Shawmut  Bank,  N.A.  is  responsible  for  the 
underwriting  of  new  municipal  bond  and  note  issues  via  negotiated  and 
competitive  sale  and  for  maintaining  a  broad  secondary  market  in  the  national 
and   New  England  tax-exempt  markets. 

The  department  was  officially  organized  in  1961  to  participate  in  New  England 
underwriting   and    trading   activities    and    to    provide   needed    investment    services 


for  Shawmut's  depositors  and  other  clients.  The  need  for  an  expanded  product 
mix  soon  broadened  its  activities  to  include  underwriting  and  trading  of 
general  and  national  market  bond  and  note  issues.  Opportunity  and  the  growing 
need  for  both  expanded  service  to  bank  clients  and  additional  investment 
outlets  for  the  broader  product,  created  the  need  for  a  formal  distribution 
and  service  capability  for  which  sales  personnel  were  added  at  both 
institutional  and  individual  levels.  Department  staffing  presently  includes 
separate  responsibility  for  New  England  underwriting  and  trading,  similar 
general   market  commitments,   and  for   short-term  notes    in  both   sectors. 

In  New  England  we  act  as  senior  or  co-manager  on  virtually  all  competitive 
bond  and  note  sales,  and  nationally,  we  participate  as  a  major  underwriter  in 
most  issues.  This  exposure  gives  us  the  capability  and  experience  to  develop 
proper  strategy  to  carry  out  successful  marketing  efforts.  We  maintain  close 
relationships  with  most  dealers  and  dealer  banks  in  order  to  stay  abreast  of 
the  myriad  factors   impacting  on   the  markets. 
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